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Introduction and Overview 
 

On March 19, 2009, two focus groups were held in the Greenburgh Town Hall to discuss the 
opportunities and constraints for redevelopment of Central Park Avenue and the other commercial 
corridors in Greenburgh.  The first session involved members of the real estate profession who are 
involved with commercial properties in the Town.  Participants in the second session included property 
owners and/or developers involved in properties along Central Park Avenue and the other commercial 
corridors.  The groups identified the following issues and opportunities: 

 

ISSUES:  

Anti-development attitudes:   In both sessions, Greenburgh was described as a community in which it 
was difficult to win approval for development projects.   

High taxes/costs:  In addition, both sessions highlighted the fact that high taxes in Greenburgh put it at a 
strong cost disadvantage compared to other locations in Connecticut, New Jersey or even Yonkers.  

Costly/lengthy approvals process:  The development approvals process was described as time-
consuming and cumbersome, providing a further disincentive for the redevelopment of Central Park 
Avenue. 

Outdated/Counterproductive Regulations:  There was also widespread agreement in both sessions that 
Greenburgh’s current zoning regulations are a major factor in keeping desired development out of 
Greenburgh.  Low floor area ratios and high requirements for parking make it difficult to attract 
restaurants and specialty retailers, such as furniture stores, as well as small footprint specialty stores 
that would be best suited for multi-tenant buildings.  Inflexible signage regulations were also cited as a 
major problem for retailers.  In addition, participants felt that some environmental regulations (e.g., the 
steep slopes regulations) created burdensome constraints for development that are unrelated to 
effective environmental stewardship.   

Increased Competition:  Central Park Avenue (as well as all commercial areas in Greenburgh) will be 
facing increased competition beyond just the problems associated with the current economic downturn.  
The imminent opening of Ridge Hill Village will introduce over 1.3 million square feet of retail space into 
the market at a time when the Central Park Avenue corridor has over 200,000 square feet of vacant 
retail space.  In addition, the recent consolidation of corporations operating “big box” stores means that 
more and more locations will be competing for fewer and fewer of such stores.  Finally, participants in 
both sessions pointed out that the trends in retail development are toward smaller foot-print stores in 
high-density, mixed-used developments.  Under current zoning, such development is much more likely 
to consider locating in the Villages or White Plains rather than in Greenburgh’s commercial areas. 
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OPPORTUNITIES: 

There was a near-unanimous sense that, with appropriate changes in attitude and policy, Greenburgh 
could be the site of significant amounts of high-quality sustainable development.   

High-density, Mixed Use Development:  Participants asserted that, if the regulations governing the 
development of Central Park Avenue (and the other corridors in town) could be revised to support 
nodes of higher-density, mixed use development, this could have multiple benefits.  It would bring down 
the per-square-foot costs of taxes by spreading those costs across larger building footprints on 
appropriate sites.  It will also make the corridors more attractive to progressive developers currently 
seeking sites for such neo-traditional, transit-oriented development.   

Reducing Costs & Delays in the Approvals Process:  Participants made the point that if the regulatory 
process could be simplified, the costs of doing projects in Greenburgh could be reduced and Greenburgh 
itself could become a much more attractive site for development.  Suggestions to address this include 
the creation of Generic Environmental Impact Statements (GEIS) for key development areas in the 
Town.  

Enhanced Local Identify:  The creation of such nodes would create or strengthen the identity of the 
surrounding areas, enabling the development process to simultaneously strengthen the quality of life in 
Greenburgh through hamlet revitalization.  It was also suggested that Greenburgh cooperate with the 
County, the Villages and other jurisdictions to ensure that development that is attracted to each 
community is complementary to the development goals of its neighbors, increasing the potential for 
further development in each of the participating jurisdictions. 

Improved Opportunities for Transit:  Finally, it was pointed out that the creation of such nodes would 
also make it more feasible to serve those areas with mass transit, potentially reducing some of the 
traffic problems on Central Park Avenue and elsewhere in Greenburgh. 

Promoting Local Business Association(s):  Participants also agreed that it may be useful to create a 
business association for Central Park Avenue (as well as for other areas in the Town).  Such an 
association could provide a clear and strong voice for business interests as the Town considers revising 
zoning and other regulations to improve the Town’s economy and promote overall quality of life.  

 

Detailed descriptions of each of these meetings follow.  The sessions followed a similar format.  They 
began with a discussion of “global issues” facing Greenburgh’s commercial corridors.  Participants were 
asked to identify issues affecting Greenburgh that may not be directly related to the specifics of the local 
real estate market or local regulatory policies.  From there, participants were asked to focus on 
“constraints” to development that were unique to Central Park Avenue and the other commercial 
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corridors in the Town.  Following the discussion of constraints, the agenda moved on to “solutions.”  In 
particular, participants were asked to identify policy responses (or other initiatives) to address the 
constraints identified earlier.  Finally participants in both sessions were asked to define “opportunities” 
for development or redevelopment that exist for Central Park Avenue and the other commercial 
corridors in Greenburgh.  The descriptions below summarize the discussions at each meeting.  Note:  
these are summary descriptions, not transcriptions.  In some cases, the topics discussed have been 
reordered or consolidated to provide the reader with a clearer, more concise description of the 
substance of the conversations than would be available through a literal transcription. 

 

Session with Real Estate Agents:  March 19, 2009  9-11AM  Jackson 
Conference Room 
Attendees: 
Gene Berger, Aries, Deitch & Endelson 
Erminia P. CurcioErminla Curcib, Resident, Project Manager 
Martin Deitch, Aries, Deitch & Endelson 
Dennis Dilmaghani, Dilstan Realty Corp 
Barry Endelson, Aries, Deitch & Endelson  
Donna Gage, Aries, Deitch & Endelson 
Bill Hesse, Aries, Deitch & Endelson 
Leda Maduriera, Aries, Deitch & Endelson  
Charles Whang, Prudential Rand Commercial Services 
 
Garret Duquesne, Town of Greenburgh 
Peter Fairweather, Fairweather Consulting 
Thomas Madden, Town of Greenburgh 
Fran McLaughlin, Greenburgh Planning Board, CSPC 
Francis Sheehan, Greenburgh Town Board, CPSC 
Walter Simon, Greenburgh Planning Board, CSPC 

Global Issues 
Participants expressed the concern that regulations on Central Park Avenue are “driving away” activities 
and uses that appeal to younger adults such as restaurants and entertainment.  As a result, such 
activities are now concentrating in the Villages and White Plains. 

At the same time, existing regulations do not respond to the needs of an aging population.  For example, 
there are no sidewalks along much of Central Park Avenue.  Similarly, there is little provision for buses or 
transit along the Avenue.   
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On the other hand, it was argued that pedestrian-friendliness is not as important for Central Park 
Avenue, given that most of the users of stores and services along Central Park Avenue expect to reach 
their destinations by private car.  This still presents a problem in that much of Central Park Avenue 
features poor access and egress due to poor sight lines and the existence of many curb cuts.  In addition 
the traffic lights along the Avenue are not timed with one another, making it more difficult and time-
consuming to navigate Central Park Avenue. 

Greenburgh’s relatively high real estate taxes also present a problem for Central Park Avenue.  They 
tend to be 3 or 4 times higher than similar areas in Connecticut and New Jersey, with such taxes along 
Central Park Avenue now ranging between $7.00 and $10.00 per square foot.   This difference is seen in 
even the immediate local market.  For example, it was reported that Common Area Maintenance 
Charges and taxes for the Yonkers Gateway center are $6.00 per square foot compared to $13.00 per 
square foot for areas in the Edgemont/Scarsdale vicinity.  

Central Park Avenue’s commercial corridor will also be coming under increasing competition due to 
several factors: 

• The opening of the Ridge Hill project in Yonkers will introduce 1.3 million square feet of retail 
space into the market with national chains such a Williams Sonoma, Cheesecake Factory and 
Barnes & Nobles.  The Center is open-air shopping has good road access and will provide 
shoppers with easy access to the regional road system. 

• At the same time, an ongoing national consolidation among big box category killers (e.g., Home 
Depot, Barnes & Noble, etc.) means that more and more locations will be competing for fewer 
and fewer big name stores.   

• In addition, Cross County Shopping Center in Yonkers (with 971,000 GLA) is also being upgraded 
to focus on higher-end retail and dining/entertainment, adding 250,000 square feet in the 
process. 

• It was estimated that the Central Park Avenue corridor in Greenburgh currently has 200,000 
square feet vacant. 

While these trends are occurring, the national economic slowdown is causing more and more retailers 
to look for some relief from rents.   

Constraints specific to Central Park Avenue/Greenburgh 
The long abandoned Health Spa on Central Park Avenue was cited as an example of the regulatory 
constraints along the corridor.  Steep slope regulations limit what can be done with that site even 
though the slopes on the property wouldn’t necessarily be affected by redevelopment.  Those 
regulations reduce the allowable square footage for redevelopment.  In addition, the general 
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restrictions on floor area ratios for the corridor make it impossible to redevelop the property in a way 
the produces a reasonable return. 

Parking ratios were identified as a major constraint to redevelopment.  The regulations require too 
much parking regardless of the proposed use.  Thus a furniture store (which has a handful of customers 
at any one time) is held to the same parking standards as a general merchandise retailer (which may 
have dozens of customers at any one time).  Parking ratios were cited as a major deterrent for higher-
end restaurants. 

Signage regulations were also given as an example of a constraint on Central Park Avenue.  The current 
regulations have a single formula restricting signage, regardless of how far the business is set back from 
Central Park Avenue.  Thus, a business that is located 200 feet from the road must have the same size 
sign as one that is found fifty feet from Central Park Avenue. 

As in the specific case of the health spa property, floor area ratios in general were also identified as 
being too restrictive.   

While Greenburgh was lauded for its environmentally progressive attitude, concern was raised about 
potential regulations that would require “green” roofs for commercial buildings.  In particular, it was 
noted that such regulations require that local contractors be capable of installing green roofing.  Thus, 
the Town should make sure that contractors are educated about such regulations and able to provide 
the needed facilities to developers/property owners. 

Finally, there was widespread concern that the approvals process in Greenburgh is too time-consuming 
and costly for developers.  The concerns raised had less to do with the substance of the regulations, but 
rather the costs and length of time (which imposes an additional set of costs) to secure approvals in the 
Town. 

Potential Solutions 
It was recommended that the floor area ratio of current regulations could be increased dramatically.  
One example given was to raise current restrictions that may be as low as 10 percent to at least 20 
percent. 

The realtors also argued that signage regulations should be relaxed.  In particular, it was suggested that 
the size of the allowable sign should be calculated based upon the depth of the lot and the siting of the 
building on which the sign was to be located.  Buildings set back farther from the road on deeper lots 
should be allowed to have larger signs.  It was also suggested that greater variation should be allowed 
for the heights of signs, again depending upon where the sign is located within the parcel and/or where 
the building itself is located on the parcel. 

It was also agreed that it may be desirable to interconnect parking lots and provide common 
access/egress to Central Park Avenue for contiguous commercial properties.  This could be coordinated 
with an effort to provide better timing of the traffic lights along Central Park Avenue to make the 
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corridor more accessible for shoppers.  It was also suggested that the Town increase the visibility of 
patrol cars along Central Park Avenue as a means of traffic calming in the corridor. 

Façade improvements for properties should be encouraged by offering incentives to property owners 
(possibly tied to energy conservation).  For example, the Town may be able to secure grants related to 
energy efficiency to seed a revolving loan fund to provide low-interest loans for properties to improve 
their facades while integrating energy saving features (e.g., higher r-value insulation, thermal glass, etc.) 

Regulatory incentives were also identified as potential solutions.  It was suggested that incentives be 
created in the zoning regulations to encourage desirable uses.  For example, the floor area ratio 
calculations for restaurants could exclude the kitchen and storage areas, thereby increasing the 
allowable density for that use.  As an illustration, it was pointed out that the former Barnes & Noble 
“Halloween” building could potentially house an attractive furniture store if the floor area ratio was 
increased and parking requirements decreased for that site. 

Another potential incentive discussed was the possibility of using graduated density incentives to 
encourage the consolidation of smaller lots in the Town’s commercial corridors.  For example, a smaller 
single 5-acre lot may have a maximum floor area ratio of 20 percent.  If that lot was consolidated with 
an adjacent lot, the new 10-acre lot may have an allowable floor area ratio of 40 percent. 

There was general agreement that it may be useful to create a Central Park Avenue Business Association 
to provide a single more powerful voice to advocate to the Town on behalf of business interests when it 
comes to such issues as regulation changes, tax policy, etc. 

The question was raised whether commercial properties are over-assessed versus residential properties 
so that businesses are subsidizing the provision of Town services to residents.  No such assertions were 
made, but the question was raised. 

As an example of the importance of revising the zoning for Central Park Avenue, it was pointed out that 
some of the most attractive retail space in Town (the Hartsdale hamlet at the intersection of Central 
Park Avenue and 100A) consists of largely nonconforming uses.  If those properties were lost to a fire, 
under current zoning they could not be redeveloped in the manner that makes them attractive now. 

It was agreed that apartments located over retail along Central Park Avenue could be an attractive form 
of development if the apartments were reasonably priced and located in attractive school districts. 

Another solution offered was to enable zoning to “respond to the deal,”  that is, if zoning for Central 
Park Avenue (or other commercial corridors) had provisions that allowed for greater flexibility in terms 
of building placement, density, parking and mix of uses, it would be possible to work with developers 
who want to do creative mixed use projects along Central Park Avenue and elsewhere.  The idea of 
creating special overlay districts to allow such an approach was seen as a worthwhile option to consider.  
This would allow the creation of higher density nodes of activity along Central Park Avenue that could 
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provide the type of mixed-use specialty retail experience that currently is diverted to the Villages and/or 
White Plains. 

It was also recommended that the Town reconsider its policies that cause properties to lose rights to 
current nonconforming uses.  It was argued that the severity of the current economic downtown will 
cause some currently non-conforming uses to close for extended periods of time.  Under current zoning, 
such properties may lose their right to the current nonconforming use.  This will make it extremely 
difficult to fill properties with desirable uses under Greenburgh’s current zoning (given the low floor 
area ratios and high parking requirements now in place).  Thus, the Town may wish to consider 
extending the length of time a nonconforming use remains vacant before that use is extinguished. 

Opportunities 
Route 9A extending from Elmsford to Mount Pleasant was identified as an opportunity for 
redevelopment.  The stretch consists of some undeveloped land mixed with older retail uses and 
underutilized residential parcels.  The zoning for the area makes redevelopment difficult since one side 
of 9A is zoned retail and the other side is light industrial. 
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Session with Property Owners/Developers:  March 19, 2009 11AM-
12:30PM  Jackson Conference Room 
Attendees: 
Dennis Dilmaghani, Dilstan Realty Corp. & Dilhill 
Avi Kaner, Morton Williams 
Bob Lord, Pine top 
Robert McGuinness, Midway & Greenville 
Roger Nitkin, Granite Associates 
 Lyle Steinberg, Midway & Greenville 
Maro Valentine, Pine top 
Robert F. Weinberg, Robert Martin Company 
 
Garret Duquesne, Town of Greenburgh 
Peter Fairweather, Fairweather Consulting 
Thomas Madden, Town of Greenburgh 
Fran McLaughlin, Greenburgh Planning Board, CPSC 
Francis Sheehan, Greenburgh Town Board, CPSC 
Walter Simon, Greenburgh Planning Board, CPSC 
 

Global Issues 
According to the International Council of Shopping Centers, 70 percent of shopping center space is 
rented nationally.  That 30 percent vacancy rate is likely to increase before the economy recovers.  
Tenants are looking for relocations and reductions in rent and exercising escape clauses in leases in 
response to these deteriorating economic conditions. 

One respondent indicated that the vacancy rates in the area are unprecedented in 25 years.  While 
national conditions are responsible for much of this, it was pointed out that Greenburgh’s higher taxes 
contribute to this problem.  It was suggested that Connecticut taxes are much lower than those in 
Westchester and there may be an opportunity to use this downturn to “benchmark” Greenburgh versus 
such locations as Greenwich and Westport  (as an aside, it was mentioned that New York State’s public 
defined-benefit pension plans are a key driver in tax increases by local governments). 

One key issue emerged from the discussion:  the overarching direction that development is heading in 
metropolitan areas is toward mixed-use transit-oriented development.  This raises serious opportunities 
and challenges for Greenburgh.  The opportunity is that, once the national economy has begun 
recovery, these development opportunities will be available in Greenburgh.  The challenge is that, in 
many ways, the Town does not appear prepared for them.  As will be discussed in other sections, 
current zoning regulations in the Town appear almost diametrically opposed to such development.  In 
this situation, Greenburgh could lose most if not all of this development potential to the nearby Villages 
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and the City of White Plains, as  they already have the plans, regulations and infrastructure in place to 
accommodate this type of development.  Greenburgh must act quickly if it does not want to lose out on 
such opportunities. 

Constraints Specific to Central Park Avenue/Greenburgh 
It was agreed that Greenburgh has a reputation as an anti-development community.  There is some 
perception that some of the regulations currently on the books were created more as anti-development 
measures than as environmental protection measures.  The Town’s steep slope regulations were given 
as an example.  They can constrain the allowable density of development on a site even if the proposed 
development does not impinge upon the steep slopes found on the site. 

Greenburgh’s approach to development was characterized as viewing commercial development as 
something that was simply to be exploited, rather than being an integral part of the community.  One 
participant described the difficulties he had in opening a new delicatessen on Central Park Avenue.  He 
felt the signage regulations, combined with the deep set back of his building, resulted in a conforming 
sign that could not be read from the street.  He described problems he had with enforcement 
authorities requiring him to remove tables from his premises since his use was not a restaurant and 
being fined for placing a large, temporary “grand opening” sign on his building. 

Another example given of Greenburgh’s counter-productive regulations related to restaurants.  It was 
argued that the Town’s restrictive parking regulations and its “comprehensive” approach to calculating 
floor area ratio (including the kitchen, etc.) was driving better restaurants away from Greenburgh and 
into the Villages. 

The approvals process was described as time-consuming and burdensome, adding to Greenburgh’s 
reputation as an anti-development community.  Getting approvals (even for as-of-right, conforming 
uses) was described as difficult and time-consuming.  Fees and charges were characterized as very high 
compared to other locations.  One participant indicated that the “processing costs” for residential 
development can run between $12,000 and $15,000 per unit of rental housing. 

It was pointed out that physical constraints combine with regulatory constraints to make development 
difficult in Greenburgh.  Virtually all of the flat land in Greenburgh is already developed.  Yet buffering 
for steep slopes and other physical constraints was described as excessive, making it difficult to develop 
or redevelop sites that can support development without environmental degradation.  This reduces the 
land available for development and drives up costs.  One illustration given for this is the increasing 
consideration of incorporating parking structures in development in the region.  Given the expense 
associated with those structures, their consideration is an indication that affordable, developable land is 
becoming extremely scarce. 

Greenburgh’s policy of fostering lower-density development was questioned by a participant.  He 
indicated that low-density development will never be able to generate sufficient demand for transit 
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service.  Thus, such low-density development must always be served almost exclusively by automobiles, 
greatly increasing the traffic problems associated with development. 

Potential Solutions 
Floor area ratios need to be revised to better accommodate particular types of projects (e.g., 
restaurants and furniture stores) in particular locations (e.g., areas targeted as high-density nodes). 

The speed of the approvals process must be improved  (one participant indicated that it required 13 
years for Avalon Green II to be approved with no variances involved.) 

It was recommended that the Town prepare Generic Environmental Impact Statements (GEIS) for key 
corridors targeted for redevelopment.   A GEIS would establish thresholds for development (e.g., traffic, 
water, etc.).  In order to gain approval in the corridor, a proposed project would only have to show that 
it falls below the thresholds previously established by the Town when they approved the GEIS for that 
corridor. 

Greenburgh should also consider working with the County and other municipalities to create multi-
jurisdictional plans for key corridors that extend into and beyond Greenburgh.  This will enable each 
jurisdiction to identify complementary uses it can promote that will serve to strengthen each corridor as 
a whole. 

Opportunities 
Routes 100 and 119 were described as “pots of gold” of which Greenburgh is not taking full advantage.  
Route 100 is in “redevelopment mode,” with upgrades and teardowns taking place along the corridor.  
Route 119 still has the capacity for new development that can accommodate shared parking and some 
mixed use, etc.   

The I-287/Route 119 crossing is largely undeveloped and could be a site for neotraditional, mixed use 
development. 

It was pointed out that Ardsley Road extends from the Hudson riverfront to the Long Island Sound.  
Greenburgh should be seeking the type of redevelopment that Stamford, Port Chester and Yonkers are 
pursuing. 

One participant described White Plains’ approach to development as striking a deal with its citizens.  As 
part of the deal, the City has identified those areas of the City where it can charge for parking and those 
areas where it will not charge.  In addition, White Plains is committed to fostering higher density 
development in those areas served by public transit. 

Greenburgh should take a similar approach to development, ensuring that new development is easily 
accessible by auto (in the short run by promoting internal site circulation, shared access and timed 
traffic lights)and by mass transit (in the long run by encouraging nodes of high density development that 
can be served by transit). 
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Participants asserted that, if Greenburgh can develop a coordinated approach with the Villages, it has 
the opportunity to go heavily into mixed use development.  This has several advantages: 

• Increased density of such development will reduce the cost per square foot to developers, 
thereby making Greenburgh more attractive on a cost-competitive basis. 

• Under such conditions, Greenburgh has enough relatively cheaper vacant land to attract 
development that would otherwise seek to locate in the Villages. 

• Development could be concentrated in higher-density nodes or hamlets, enabling that 
development to create or strengthen a sense of neighborhood identity and to promote the 
creation of transit (potential even via a private operator) to serve those hamlets. 

The Town could create overlay zones to promote such development, drawing upon the experience of 
such places as Jersey City and White Plains.   

It was suggested that the sense of place of the hamlets could be increased if Post Office substations 
were created for key hamlets (US Postal Service regulations permitting). 

The group discussed the possibility of creating publicity for a redeveloped Central Park Avenue as a 
means of demonstrating Greenburgh’s changed attitude towards development and to let make 
potential developers aware of the attractive demographics associated with Greenburgh’s commercial 
corridors 

It was agreed that such a redevelopment effort should be presented to the residents of Greenburgh as a 
tax control measure.  It would be important to keep this benefit prominent as a reason for pursuing this 
redevelopment strategy. 
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COMPREHENSIVE PLAN KICKOFF MEETING 
MARCH 8, 2008 

Break Out Group Visioning 
 
TRANSPORTATION: GROUP LEADER – Joan Roche 

• Roadways: classify – what can we do? 
• Roadway linkability 
• East/west highways: need more options 
• East/west highways: the impact of trucks (more control over commercial vehicles) 
• North/south highways – they were not created to handle today’s volumes and lack infrastructure 
• Driver friendly roads 
• Key corridors – Rte. 119, Rte 9A, Central Avenue, Saw Mill Parkway, Sprain Parkway, and Department of 

Transportation roads 
• Look at neighborhoods: connectivity with travel choices (pedestrian, bike); better planned neighborhoods 
• Commercial/residential connections (be efficient) 
• Hard to get down Central Avenue 
• Use of emerging technologies (e.g. PeaPod, the online grocery delivery service, for the elderly and disabled) 
• Tappan Zee Bridge 
• Lack of Parking (Hartsdale, congested areas and multi-families) 
• Hartsdale train schedule, between 4:30 to 6:00 PM, influx peaks 
• Woodlands Senior High School cannot be accessed by bikes or pedestrian  
• Rte 9A sidewalks 
• Ardsley High School – Secor Road and Rte 9A are too busy to cross to get to bus stop 
• Access to Greenway 
• Central Avenue – difficult to cross (e.g. a pack of 50-60 bike riders creating congestion on Saturday 

and Sunday mornings) 
• Sidewalks for Edgemont’s heavily trafficked roads 
• Sidewalk issues: maintenance (Town vs. resident), taxes (need to consider implications), and to define necessary 

services 
• Roadway design manual 
• Roadway signage 
• Sign clutter (Four Corners looks trashy; Pond’s End sign on Knollwood Road); and too many signs, postings on 

telephone poles 
• Balance – maintain quality of life 
• Sense of place 
• Pull together each Village/hamlet identity; maintain Greenburgh’s identity 
• Plan for every neighborhood 
• Public transportation – people come into Town (reverse commuting); long range; is it adequate? 
• Sidewalk connections between Villages 

 
INFRASTRUCTURE AND ENVIRONMENT: GROUP LEADER: John Noone 

• Flooding problems 
• Sewage backup maintenance 
• Retain storm water on property 
• Dangerous lack of sidewalks (Rte 9A, Knollwood Road, Harvey Drive, Dobbs Ferry Road) 



• Enforcement of right of way 
• New kind of pavements, as opposed to previous type 
• Traffic backup 
• Traffic light control 
• Pedestrian safety 
• Open space acquisition without tax increase  
• Parkland: one group wants new nature trails at Warburton/Woodlands, approved by Town and District, 

maintenance shared by both (not looking to acquire new parkland), one group wants to have new trails or 
parkland without any additional cost to the tax payer, and one group wants to acquire additional parkland. 

• Improve already established parkland  
• Adequate parking for new developments 
• Green technology for all buildings 
• Expand sewer service to areas without it 
• Water supply is adequate 
• New construction must have utilities underground 
• Maintain suburban environment, not a “city” look 

 
ECONOMICS AND LAND DEVELOPMENT: GROUP LEADER: Frank Musantry 

• Improve the attractiveness of Central Park Avenue, Rte 119 and Rte 9A 
• Support local businesses 
• No “big boxes” 
• Mixed use development 
• Change infrastructure of roads to prevent congestion 
• Create diversity – reflect the needs of all 
• Tax concerns 
• Methods to promote businesses 
• Tappan Zee – how will it affect Greenburgh? 
• Explore new and existing incentives 
• What do other municipalities do? 
• Improve historic landmarks 
• Explore reassessment 
• Preserve open space 
• Preserve character of neighborhoods 
• Affordable housing 
• Explore high density housing along the corridors 
• Enforce existing codes 

 
QUALITY OF LIFE: GROUP LEADER: Charles Brown 

• More cultural activities (free programs, events, speakers) 
• Maintain undeveloped land – maintain suburban look and feel, with curvy roads 
• Like to see open space – trees (diversity in landscape) 
• Seniors – living economically, aging in place 
• Reinforce environmental laws – create new codes/laws 
• Over-building in some communities 
• Over-parking with no reinforcement 
• Too many people in dwellings – violation in single family homes 



• Clustered building 
• Better collaboration between local government and education 
• Look at property values 
• Look at school system and create better programs for youth 
• Identity – inter-municipal exchanges 
• Ability to obtain permits during working hours 
• Alternative resources – solar and green technologies 
• Enforcement of parking in residential areas (especially during winter and snow days) 
• Geo-thermal fuel costs 
• Town code needs to reflect “green” building 
• Recycling – broaden the type of items, without impact on taxes 
• Acceptance of plastic bags in local markets and groceries 
• Cut back the amount of trash pick-ups per week 
• Enforce laws/codes on signs and postings on telephone poles and trees (Central Avenue) 
• Number of telephone poles 
• No sidewalks on heavily trafficked road (i.e. Sprain Road) 
• Expense of well water 
• No bus service in some areas 
• Garbage pick-ups in neighborhoods near businesses are very noisy at 5:00 AM 
• Enforce noise ordinances – hours that leaf-blowers can be used? 
• Calls to police need to be followed 
• Reevaluate fragmented fire department – employment for residents in the unincorporated area fire 

section – subcontract to Ardsley 
 

Questions and Comments from the Audience at Meeting’s End 
• Considering Central Avenue, we can’t address its improvement alone - we need to work with other 

municipalities (White Plains, Yonkers, etc.). 
• How do we do this but still maintain the uniqueness of Greenburgh? 
• How do we deal with aging infrastructure? It should be all underground. 
• Will you provide us with a summary of input received today? 
• There is little difference between Route 9A and Central Avenue. Greenburgh has too many residences 

one block away from Central Avenue. New development needs to take this into consideration to make 
• Central Avenue attractive. 
• Greenburgh’s planning issues are very similar to surrounding municipalities. 
• What are the general transportation needs of the Town, considering both commuting and reverse commuting? 
• Great meeting, but I would like to see more participation in the future. What are you doing to increase 

participation? 
• We need to get the youth, as well as seniors, involved in the process. 
• Not all of Greenburgh students are in the Town’s schools. 
• At every meeting (planning board, zoning board, etc.) announce the upcoming neighborhood meeting. 
• Can we try to get shuttle buses for the meetings? 
• How are realtors/businesses being involved in the process? 
• Can we create a list-serve for the meeting process? 
• Why is the survey biased? An issue can be important without paying more taxes. 

 



Open Group Visioning 
TRANSPORTATION 
Positive 

• Possible BRT – Central Avenue 
• Bee Line is good 
• Like busing 

Negative 
• Need to improve public transportation 
• Parking in Hartsdale for residents (all year round) 
• Improper street lines for traffic control 
• Traffic control and traffic light coordination on Central Avenue 
• Impact of exits off major highways and parkways onto local roads 
• Traffic from outside the Town 
• Too much congestion 
• Main roads (e.g. Rte 100) are under State control – we have no say on issues such as traffic flow or 

safety. 
• Large vehicles on East Hartsdale Avenue 
• Heavy traffic on Rte 119, Rte 100B and Central Avenue 
• Why is there not free parking on Saturdays to encourage shoppers to come to town? 

 
INFRASTRUCTURE AND ENVIRONMENT 
Positive 

• Parks and recreation 
• Sanitation and police 
• Good town services 
• Parks are adequate for current population 
• Open spaces (but need grooming) 
• Neighborhoods 
• Playgrounds in Fulton Park for our children (possibly behind or at the end of Randolph Road) 

 
Negative 

• Code enforcement 
• Flood control, flooding problems in Hartsdale 
• Traffic, particularly when you look at the density of residential developments 
• No sidewalks on heavily walked roads (i.e. Harvard Drive) 
• East-west traffic 
• More camping grounds 
• Leaf removal 
• Storm drainage is a big problem throughout the Town 
• Lack of Town-wide fire services (to reduce cost) 
• Parks, pools and recreation 
• Sanitation 
• Effect of Central Avenue Plan on adjacent neighborhoods 
• At 22 Tarrytown Road, building must be under present M22 zoning, otherwise destroying our Fulton 

Park area 



 
 
ECONOMICS AND LAND DEVELOPMENT 
Positive 

• Parks 
• Acquisition of open space 

 
Negative 

• Concerned about sale and development of land 
• Need to increase economic base 
• Limit development on Central Avenue – it has enough already! 
• Current mixed use zoning on Central Avenue is a huge risk to keeping our town affordable while 
• maintaining and improving our schools 
• Over-development (commercial or residential) 
• High-rise buildings 
• The impact of more housing on our school districts 
• Affordable housing must be affordable for both current and future residents 
• We need commercial development to keep taxes in line 
• Taxes, tax rates and tax increases move too fast 
• Single family homes being used as multifamily homes (illegal conversions) 
• Houses that are too large for their lot or neighborhood 
• Too many banks on Central Avenue 
• Concerned about construction initiatives 
• We have enough parks – focus on neighborhood open space 
• Improve existing commercial sites to increase accessibility 
• Improve infrastructure (sidewalks, drainage, etc.) 
• Need more and varied businesses on Central Avenue 
• Keep residential development (especially East Irvington) to a minimum 
•  “Mom and Pop” stores are going out of business, which means less variety and more homogeneity 

and impersonality 
• Neglected areas 
• Lack of willingness to spend money on long range solutions 
• Better land use on Central Avenue – more concern re: rateables 

 
QUALITY OF LIFE 
Positive 

• Town is diverse in all categories 
• Parks, pools and recreation 
• Senior activities 
• Quality of schools 
• When Greenburgh Library is in full swing – it’s the epitome 
• Proximity to major highways, close to White Plains and New York City, the Westchester County 
• Center, and other attractions 
• Diversity in people, culture and neighborhoods 
• Neighborhoods 
• Many small communities with their own identities 



• Very responsive police and fire 
• The quality of our police, sanitation and parks departments 
• Excellent services (garbage collection, snow clearing, police department) 
• Police department has excellent rapport with community 
• Parks 
• Green landscaping 
• Open space 
• Affordable housing 
• Small size of Hartsdale 
• Theodore Young Center and Anthony Veteran Park are gems (but nearing capacity) 
• Open government 
• Good schools 
• Green look of community from mature trees and well landscaped properties 

Negative 
• Observing building violations, illegal apartments, Fulton Park apartments and building codes (electric 
• and construction) 
• Improve alternative energy sources in homes 
• Taxes too high and going up faster than they should 
• Cultural activities 
• I take my scouts to Westmoreland Sanctuary because it is far more cost effective than Greenburgh 

Nature Center 
• Funding for the Theodore Young Community Center should be grant funded not supported by tax 

payers 
• Better enforcement of multiple families in single family dwellings 
• Safety 
• Recycling 
• Unincorporated Greenburgh is not as affordable as it was ten years ago 
• The taxes are forcing fixed income residents out of town 
• Too much traffic on Rte 100B and Central Avenue 
• Quality of life is not keeping up with increase of taxes 
• If this Plan is implemented, how will it affect tax structure? 
• Local phone numbers are now prefix of non-local numbers, leading to many wrong numbers 
• Improve historic landmarks 
• Illegal apartments that don’t contribute to taxes 
• Too costly to live here 
• Slow slide to urbanization 
• Better enforcement of parking rules in residential areas 
• Having a 10603 zip code means I get to pay White Plains sales tax rates 
• Need more cultural festivals 
• Opening the Greenburgh Pool to outside communities is a dangerous practice. After Greenburgh Day 

last year, many people were coming in, making noise, crowds charged. 
 
OTHER: 
Positive 

• Town’s diversity 
• Closeness to New York City 



• Nice parks and a good recreation department 
• Shopping 
• Police Department 
• Princeton Plan in Greenburgh #7 public schools is good 
• Great teachers in public schools 
• I like the heterogeneous nature of our Town – a wide range of people that can come together. 
• I value the schools (Edgemont) and the people 
• Recycling area open to residents (in addition to regular recycling). A place to deposit scrap metal and 

a place to exchange reusable items. 
• Daycare 
• Diversity 
• Access to Supervisor 
• Town services generally excellent – can we still afford them? 

Negative 
• Taxes are high, especially for a school system that isn’t the best 
• Lack of community-wide feeling 
• Emergency communication for the MTA 
• Too much money spent on outside consultants 
• Lack of continued signage at Four Corners 
• Central Avenue looks trashy because of a lack of control 
• Large vehicles on residential roads 
• Lack of small businesses with variety 
• Jobs for youth 
• Sidewalks 
• Streets 
• School District (especially Greenburgh Central School #7) 
• Taxes are way too high 
• How are we going to attract businesses? 
• Affordable housing 
• Rooming houses 
• Police department 
• Day care 
• School system should be revamped, Central #7 is very poor 
• Oversight of budgeted initiatives 
• Tax assessment 
• Traffic on I-287 and Rte 119 
• Financial planning and management 
• Civility at public meetings 
• Lack of area support for Town-wide issues 
• We agreed to increase taxes for a better library – now we can’t get Bookmobile or Sunday services? 

Community pride 
“Crazies” at Town meetings that divert progress of the meeting 
 

Comment Sheet Summaries 
MY FAVORITE PUBLIC PLACE IN THE NEIGHBORHOOD IS…BECAUSE… 

• Glenville Woods because it is accessible open space and the wildlife (anonymous) 



• Downtown area because of the quaint, well maintained, good retail feel. (anonymous) 
• Webb Park (Steve Lipken) 
• My neighborhood because it is attractive (Theresa Mae Tori) 

 
MY LEAST FAVORITE PUBLIC PLACE IN THE NEIGHBORHOOD IS…BECAUSE… 

• Anthony F. Veteran Park because it is crowded and has wall-to-wall “boors.” (Steve Lipken) 
• Route 9A and Route 119 because they are ugly. (Theresa Mae Tori) 

 
WHAT I LIKE MOST ABOUT THE NEIGHBORHOOD (STRENGTHS) IS….BECAUSE… 

• Small town feel. (anonymous) 
• It is quiet and appears safe. (Steve Lipken) 
• Its open space because it is the best mix of suburbs and less developed. (Theresa Mae Tori) 

 
WHAT I LIKE LEAST ABOUT THE NEIGHBORHOOD (WEAKNESSES) IS…BECAUSE 

• No parking. (anonymous) 
• No sidewalks, especially along Harvard Drive. People drive crazily and there is no where to go. 

(Steve Lipken) 
• The number of highways and parkways that intersect the town because of the increasing air and noise 

pollution. (Theresa Mae Tori) 
• THE FOLLOWING ISSUES, QUALITIES AND CHARACTERISTICS ARE IMPORTANT 
• TO ACHIEVING MY PREFERRED VISION FOR THE TOWN’S FUTURE: 
• Put in a sidewalk on the right side of Harvard Drive, going uphill, and Webb Park on Route 9. (Steve 

Lipken) 
• Returning its underdeveloped feel and need to manage cost of fire and school services. (Theresa Mae 

Tori) 
 

EAST IRVINGTON / TOWN GREEN / GLENVILLE / WATCH HILL / 
WYLDWOOD / BENEDICT AVENUE MEETING 

March 11, 2008 
Break Out Group Visioning 

TRANSPORTATION: GROUP LEADER – Doug Hoy 
• Need sidewalks 
• Speeds on Taxter Road 
• Traffic on Taxter Road 
• Flooding in area near Taxter Road 
• Sidewalks 
• Tappan Zee Bridge – no benefit for East Irvington 
• Taxter Road – Avalon Green II traffic 
• Future buildout 
• Possibilities for more mass transportation 
• Problems of Benedict Avenue: used as a cut through, speeding, reckless driving (e.g. fatal accident 

recently), lack of police enforcement, trucks cut through to Tarrytown from Rte 119 
 
INFRASTRUCTURE AND ENVIRONMENT: GROUP LEADER: Adam Pennington 
 



QUALITY OF LIFE: GROUP LEADER: Gregory Maugeri 
• Lack of sidewalks 
• Snow plowing 
• Flooding issues – convergence of Taxter Road, Willow Lane, Cayuga Lane, and Mulligan Lane 

(hotspots) 
• Too many layers of government, conflicts among Villages regarding building and traffic 
• Compost/natural recycling facility – not monitored and strong odors 
• Litter on Taxter Road 
• Zoning violations – boats, cars, open dumpsters on properties 
• Lack of alternative to Rte 119 - no major thoroughfares (parallel roadways) 
• Town not responsive to individual concerns – snow plow on Glenville Woods 
• Preserving and maintaining green space 
• Unused facilities – poorly used, lack of programs for seniors. 
• Poor relations due to intra-village coordination among area facilities 
• Police protection is adequate 
• Speeding on Taxter Road 

 
TRANSPORTATION 

• Positive 
• Bee Line going hybrid 

 
Negative 

• Reduce Taxter Road as an east/west corridor between Elmsford and Irvington 
• Improve Ashford Avenue as county east/west corridor 
• Speeding and the amount of traffic, especially on Taxter Road and Benedict Avenue 
• Amount of cars 
• Large trucks cutting through, needlessly 
• No established bus stops 
• Unsafe access to bus stops 
• Lack of all but one access route to middle school/ high school campus 
• Develop more bicycle and pedestrian facilities, utilize smarth growth techniques when considering 
• future development 
• No sidewalks from Tarrytown to Glenville 
• Not enough parking at the train station 
• When the Tappan Zee Bridge closes, either one lane, two lanes or closes completely, traffic shuts 
• down all surrounding local communities 

 
INFRASTRUCTURE AND THE ENVIRONMENT 
Positive 

• Preservation of local life 
• Keep wild life around 
• Preservation of woodlands and open space 
• Acquisition of lands for parks 
• Going green, especially with public buildings 
• Keep open space 
• Nice parks 



• Open government 
• Some woodlands still available in the immediate area 
• Garbage/refuse collection 

 
Negative 

• Heavy salting of the roads kills trees and vegetation and gets into the storm system which ends up in 
the river. 

• We desperately need sidewalks in East Irvington 
• Traffic, traffic bottlenecks and traffic control 
• Flooding problems 
• Storm water infrastructure improvements – present system outdated 
• Flooding on Taxter Road, Willow Lane, Mulligan Lane and Cayuga Lane 
• Poor sewer system, needs updating and improvement 
• Water, water control and icing 
• Drainage planning 
• Park upkeep needs improvement 
• East Irvington needs a meeting facility for residents 
• Acquire more open space 
• Enforce speed limit on Taxter Road 
• Overdevelopment and lack of trees 
• Stop the trucking of materials into and out of Greenburgh’s leaf dump 

 
ECONOMICS AND LAND DEVELOPMENT 
Positive 

• Keep up efforts to acquire open space and limit additional residential building 
• Willingness to be creative and take risks 
• Parks are nice and beautiful 
• Park improvement 

 
Negative 

• An excess of taxes 
• Too many layers of government 
• Parking 
• Tax relief: how much relief can be gained from new corporate growth? 
• Need to review commercial and industrial land use to optimize revenue 
• Flooding on Taxter Road and Sunnyside Lane 
• Lack of office occupancy 
• Overdevelopment (particularly apartments on Taxter Road) 
• All of the commercial buildings (office, etc.) have not helped our taxes at all.  
• How would new buildings help? 
• Not enough consideration to making parks usable 
• Need more gourmet food shops 
• No further housing development 
• Schools have become inadequate 
• Reduce tax burden without increasing residential development 
• Need closer stores (i.e. markets, dry cleaners, etc.) 



• Concern regarding McMansions changing the character of neighborhoods 
• Need more parking spaces in Town 

 
QUALITY OF LIFE 
Positive 

• Nice recreation facilities (i.e. tennis court, swimming pool, etc), which are a big plus for families 
• Good senior center 
• Open and green space 
• Beautiful areas 
• Preserving green spaces 
• Natural beauty of the area 
• Rural nature of the area 
• Safe and friendly communities 
• Parks 
• Library rebuilding 
• Clean air 
• Diversity 
• Short term parking areas 
• Great open space initiatives 
• Taxter Ridge open space 
• Good services (i.e. trash pickup, snow-plow, etc.) 
• Character of villages like Irvington and Tarrytown 

 
Negative 

• A road through the towns to bypass Rte 9 to ease traffic through the villages 
• Better transportation (bus, train, etc.) 
• More efficient energy 
• Lack of sidewalks (especially on Taxter Road) 
• Inadequate enforcement of building codes 
• Odor of compost area 
• Fix flooding problem in advance of master plan 
• High taxes 
• Poor drainage resulting to flooding on Taxter Road, Willow Lane and Sunnyside Lane equals poor 
• driving conditions 
• Increase police protection 
• I am against them taking our land for the Tappan Zee Bridge 
• Traffic controls (slow people down to cross the street) 
• I-287 and the Tappan Zee Bridge – the expansion of the bridge worsens the position of Greenburgh. 
• We are a drive through community and the expansion will only make the situation worse. 
• The people who make changes do not live here 
• Against the development of a Stop and Shop on Rte 119 and assisted living 
• These big buildings don’t fit in our neighborhood 
• End the incorporated vs. unincorporated Greenburgh schism 
• Zoning violations in East Irvington (dumpsters, garbage cans, boulders, etc. illegal in zone that 

applies to area of designation) 
• Decaying infrastructure 



• Please build that Stop and Shop on Rte 119 – we need a new market 
• Community before development 
• Traffic on Rte 119 from Tarrytown to White Plains 
• Ardsley traffic is unbelievable 
• Too much noise, speeding, increased accidents, and vibrations due to traffic on Benedict Avenue 
• Garbage along side of Taxter Road is not picked up all winter 
• Bicycle and pedestrian infrastructure needs to be planned 
• Turn old buildings into apartments, assisting living facilities, nursing homes or hospitals (there are a 

lot in Greenburgh) 
• Off the Saw Mill Parkway, put a restroom in the park 

 
OTHER: 
Negative 

• Poor communication between Town and Villages 
• Too many levels of government and services 
• Too many chiefs, not enough Indians 

 
Questions and Comments from the Audience at Meeting’s End 

• Frame out the open group visioning process better (refocus the audience on subject matter). 
• No consideration for mass-transportation – what about using smaller buses that make more frequent 

trips? 
• A short while ago, a resolution passed regarding the flooding on Taxter Road – we don’t want to wait 

for the completion of this Plan to solve some problems (an item that requires immediate action). 
• Issues may be focused by people to immediately where they live. 
• These meetings need to consider broader issues – it’s difficult for people to engage on issues such as 

the new Library or Central Avenue. 
• The post it notes cause the participant to focus on the specific. 
• Greenburgh is an abstract – there’s the feeling of the unincorporated section of Greenburgh versus the 

incorporated sections. 
• Residents don’t feel a part of anything. 
• The Town should get Greenburgh residents to think of Greenburgh as a whole, not just their 

incorporated Village 
• The challenge is that the public likes sidewalks, open space, and improved infrastructure, but no one 
• wants to pay more taxes – the amount of County/Town and school taxes impact the answers to Town 

improvement (we support concepts but need to pay for them). 
 

HARTSDALE MEETING 
March 25, 2008 

Break Out Group Comment Sheet Summaries 
TRANSPORTATION 

• Discontinue the blocking of road intersections (e.g. Route 100A and Washington Avenue). 
• There should be better monitoring of speed limits by putting more speed monitors on the road, like 

signs that project the speed of the oncoming car. (anonymous) 
INFRASTRUCTURE AND ENVIRONMENT 

• Open spaces: do not develop all of it; use for pedestrian pathways, use for parks and recreation; and 



east to west passages are needed. 
• Build up historic sites: income from school visits and get on National Registry. (Pam Bove) 
• More focus on marking the East Hartsdale Avenue area as a walkable community. Highlight 

commuter ease so fewer vehicles congest the available public and private parking. More and more 
people shop outside the area which impacts the local business district. East Hartsdale Avenue needs 
improved sidewalks and more sidewalks on Wilson Avenue, Columbia Avenue, and South Central 
Avenue. (Stephanie Kavounas) 

• Flood control. 
• Traffic light at Columbia Avenue (access to Bob Gold Parklet) – seniors/disabled/mothers pushing 

carriages are afraid to cross to Parklet. 
• Need light with count down and delayed arrow for traffic turning from Columbia Avenue. 
• Need “push button” to cross East Hartsdale Avenue at corner by Parklet (current light only has button 

for Columbia Avenue). (Deborah Bloom) 
 
ECONOMICS AND LAND USE DEVELOPMENT 

• Leave zoning unchanged. 
• Single-family not subsidized. (anonymous) 
•  

QUALITY OF LIFE 
• A comprehensive sign law – atrocious sign perpetrators should be fined. 
• More continuous sidewalks to encourage pedestrians. 
• More flowers, etc. on East Hartsdale Avenue. 
• Our Town and our residents have a priority over working about taxes! 
• P.S. A sign law won’t increase taxes. (Joan Driscoll) 
• Town lacks identity. 
• Encourage pedestrian friendly activity along East Hartsdale Avenue. 
• Establish streetscape and signage regulations. 
• Beautification – flowers, trees, awnings. 
• Discourage chains and encourage small businesses in the downtown. 
• Create sidewalks connecting strip malls/shopping centers. 
• Allow higher building heights on Central Avenue. 
• Support schools in terms of maintaining infrastructure. Greenburgh scored highest for elementary 

schools, lets promote high scores (inform realtors, etc.) 
• Better infrastructure includes the aesthetics of buildings. 
• Parks, recreation, arts and culture are strong and should be maintained (e.g. concerts in Yosemite 

Park). 
• Rents on East Hartsdale Avenue are exorbitant – too many vacancies. 
• To establish safety, create pedestrian amenities including sidewalks, crosswalks, etc. 
• Clean up Four Corners – traffic conditions and beautification. 
• Create a pedestrian culture. 
• Gateway signage to Hartsdale is falling apart. 
• The Town and School should work to use the Warburg Estate for more activities. (anonymous) 
• Create a standard for streetscape improvement (e.g. flowers). 
• Residents want sidewalks on East Hartsdale Avenue to encourage pedestrian activity. Connect malls 

with a sidewalk along the strip. 
• Beautify the area. 
• The court system has no space, as well as the police department. A woman was put in the bathroom 

because of the lack of space. Plus, people can’t get up the stairs. 



• Residents understand the cost of improvements means a cost to them. How can we reduce costs to use 
money more efficiently? 

• Can we vote from standpoint of cost? (anonymous). 
 
TRANSPORTATION 
Positive 

• Love the new parking structure! 
• Signage is very clear and easy to understand. 
• Very good public transportation (Metro North to New York City and the Bee-Line buses) 
• Proximity to major highways 

 
Negative 

• Four Corners traffic flow is still a nightmare. 
• Too much traffic on Central Avenue and Route 119 and Hartsdale Avenue interchange. 
• We need better rapid transit across the County (east-west). 
• Downtown parking. 
• Public transportation to library. 
• Enlarging the street signs for better visibility at night. 
• No repairs of potholes (Columbia Avenue, Central Avenue, East Hartsdale Avenue), yet you put 
• Belgian block curbs in Manor Woods. 
• Too few pedestrian paths, bikepaths and sidewalks (especially on Underhill Road, Fort Hill Road, 
• West Hartsdale Avenue, Dalewood Drive and Central Avenue and Ardsley Road). 
• Zoning rules allow for an ugly Central Avenue without a green element. 
• Road infrastructure is inadequate. 
• Flooding in downtown Hartsdale is a problem. 
• Traffic control on East Hartsdale Avenue – seniors are afraid to cross the parklet. 
• Bus service to the train station from East Hartsdale. 
• Reduce the truck traffic on East and West Hartsdale Avenue. 
• Very large buses carrying very few people (adds to congestion at train station and releases huge 

amounts of diesel emissions). 
• Do not need extra parking. 
• Who’s ever heard of paying to park in Hartsdale’s business area until 8:00 PM? Outrageous! 
• Too little parking in residential areas. 
• Bicycle parking and bicycle access to Hartsdale village and train station could be greatly improved. 
• Not many people use this mode of transport due to safety issues on East Hartsdale Avenue. 
• Would like better bike paths and trails (paved, not pebbles). 
• More speed controls by autos (e.g. speed bumps). 
• Enforcing bicycle traffic stopping for traffic lights like autos. 
• Having parking on both sides of Jane Street can hinder the Fire Department from going through. 
• Road congestion on Central Avenue (from September to December 31 and on Saturdays and Sunday 

afternoons) is a disaster, as well as parking there. 
• Metro North is getting very expensive. 
• BRT would help resolve traffic congestion but might require extra HOV lanes. 
• Need more “jitneys” from complexes to train to reduce car use. 
• I’d love to bike to the train but I’m scared to. 
• We can reduce traffic on East Hartsdale Avenue by increasing public transportation to North and 
• South Central Avenue, White Plains, and other areas of Town (library, parks, etc.) 



• More traffic lights – signals needed on side streets to slow traffic. 
• Reduce traffic. 
• Traffic on Central Avenue and Hartsdale Avenue gets worse every year. 
• Columbia Avenue is used to avoid traffic light at Central Avenue/East Hartsdale Avenue interchange. 
• Parking too expensive. 
• Parking garage in Hartsdale shopping area should be removed. 
• Greenburgh police should patrol the streets. 
• Reduce carbon footprint. 
• Very dangerous situation – nonresidents from train station speed through Columbia Avenue and Jane 
• Street to get to Central Avenue – children and walkers going to school and parks are definitely in 

danger. 
• Need more parking at the train station for non-permit holders – a few more spots, at least. 
• More enforcing of auto laws (e.g. ticketing motorists using cell phones and blocking intersections). 
• Develop more off the road trails where sidewalks may not be practical 
• “Smart cards” for parking in shopping area. 

 
INFRASTRUCTURE AND ENVIRONMENT 
Positive 

• Great Town recreation programs for kids, adults and seniors. 
• Great Town services (police, fire and sanitation). 
• For over fifty years, the Sanitation Department has done a super job. 
• Our Sanitation Department (garbage pickup, etc.) is super. 
• Parks and Recreation Department is a big plus to Town. 
• Fire Department response. 
• Maintenance of our “green” emphasis in Greenburgh seems productive. 
• Lots of parks and open space. 
• Greenburgh Parks and Recreation Department (parks, pools and trails) are great. 
• Town should continue its efforts in making its buildings and infrastructure “green”/energy efficient. 
• I love the Harts Brook Nature Preserve – Parks and Recreation is the best! 
• Fire Department is very responsive. They are helpful and caring of the residents. 
• Public places without cars but space for everyone (young and old). 
• Downtown is the center of town and a lively hub. 
• Manor Woods is a beautiful neighborhood with a close proximity to downtown. 
• I love Harts Brook Park – is it possible to create more small parks with walking trails? 
• Recycling and trash pickup people are helpful and responsive. 
• Addition of park land on Ridge Road is great – we need more. 
• Limits to building on slopes and wetlands are good. 
• Add solar panels to schools. 
• Need more information on “green” technologies. 
• Diversity. 
• “Green” technology is very important to the Earth and pays off economically. 
• Land use for recreation/open space (Town Park, Gaisman, Webb Field and Rumbrook are great). 

 
Negative 

• Fix flooding before anything else. 
• Reduce waste. 
• Improve plowing and leaf pickup. 



• More sidewalks (West Harstdale Avenue, Wilson Street, Columbia Avenue, Central Avenue, etc.) 
• Department of Public Works needs improvement, poor engineering and poor maintenance. 
• This County ignores our request to fix the flooding problem on Dalewood Drive. We had severe 

flooding problems last year and many in the past. 
• They’ve fixed the flooding in neighboring villages. Greenburgh Township has not done a good job – 

no visioning, no engineering. 
• Water quality is so bad sometimes we have to install a whole house water filter. 
• Aging infrastructure requires improved roads and drainage. 
• Inadequate parking for Four Corners shopping areas. 
• Reduce traffic on East Hartsdale Avenue as a shortcut to and from White Plains. 
• More efficient traffic lights on East Hartsdale Avenue. 
• I would like to see more and improved (that is, repaired) sidewalks. 
• Parking in Hartsdale is inadequate and overpriced. 
• Poor traffic plan on turning at Four Corners. 
• Downtown is scruffy and needs a dress up. 
• Too much traffic on East Hartsdale Avenue (needs more policing). 
• Parking. 
• More trees and open space, like mini parks. 
• East-west traffic solutions must be found. 
• I would like the Village to have a more uniform look – right now some of the merchants in Hartsdale 

have a horrible frontage. 
• Flood control system is broken – flooding and drainage is a huge negative. 
• We need to replace the sidewalks along East Hartsdale Avenue, as well as widening the Avenue, 

lighting the entire corridor and installing more traffic lights. 
• Sewage drainage. 
• Aging housing infrastructure needs work – although it can go green in renovation. 
• Sewer and water infrastructure seems to be aging. 
• More parking lots and paved areas cause flooding. 
• Greenburgh schools are so bad it’s ridiculous (you have to merge all the unincorporated school 

systems to solve the problem). 
• Poor school systems. 
• Littering and environmental problems. 
• More open space must be allocated before its too late. 
• Open/undeveloped land should be used for nature preserves and historic sites. 
• Preserve open space. 
• Poor schools. 
• The quality of schools. 
• Retrofitting existing multileased buildings to meet 21st century needs (e.g. air conditioning, 

telecommunication, etc.) 
• Flooding on Dalewood Drive. 
• Wider variety of stores in town. 

 
ECONOMICS AND LAND DEVELOPMENT 
Positive 

• The public transportation to activities is very good. However, it should be made known. Almost 
everyone I talk to knows nothing about it, including the bus for seniors to grocery stores and shopping 
areas. 

• The Town Board has a reputation for being tough and thorough. 



• Keep residential zoning residential. 
• Build affordable housing near Fairview, Elmsford and White Plains if needed. 
• Fix and repair existing affordable housing. 
• Many small businesses. 
• Greenburgh Nature Center, keep up the good work. 
• Keep the Hartsdale Farmers Market on West Hartsdale Avenue. 
• Green vistas along Central Avenue. 
• Small shops in downtown Hartsdale add a lot to the community feel. 
• Market East Hartsdale Avenue as a walking community requiring fewer cars for transport, utilizing 

trains and mass transport. 
• The developers who want to develop should have incentive to provide the funding for our municipal 

buildings. 
• Charming Main Street if developed/made prettier with boutique shops – make it a “strolling” 

destination. 
• Border plantings along Central Avenue. 
• We have a lot of space in Town Hall – maybe the Police could use some of it? 

 
Negative 

• Central Avenue may be developing into a depressed area – it is vital that the area represents a 
prospering town. 

• Four Corners and Central Avenue streetscape looks awful. 
• Town should take more advantage of heritage tourism to help its economy. 
• Reduce waste and reduce high taxes. 
• We must change the tax status of the religious institutions in our Town. 
• The idea that any single-family home is subsidized is extremely misleading – any new family is just 

as likely to incur or provide taxes as any other. 
• Underdeveloped area along Central Avenue – too few businesses and too much turnover. 
• “Big box” stores. 
• Space being used that is not really necessary (e.g. golf course and vacant office space). 
• Affordability? 
• Central Avenue strip malls. 
• When you can’t meet your budget, you need to find ways to reduce services and staff, not bill the 

homeowner. You do not correct the problem by raising taxes. 
• Keeping taxes down at an even amount with no huge jumps in rate. 
• Exit 4 to travel to Hartsdale looks more and more like Stamford, CT. 
• Strip malls and stores do not have appropriate rules regarding parking, aesthetics, signage, etc. 
• Unattractive. 
• Allow businesses like the Candlelight Inn to expand. 
• Employment opportunities. 
• We should have a cap on taxes. 
• Traffic cut through at South Washington Avenue to avoid the traffic lights will not be made better by 

commercial zones. 
• Do not change residential zoning to mixed with commercial zoning. 
• I’m very concerned that the increasing taxes will rush out the older people on a fixed income and the 

poor schools will bring down the house values to potential younger buyers. 
• Affordable housing does not belong near Four Corners. 
• I am concerned about the protection of the golf course – building should not be allowed if the golf 
• course is sold. They should also not be allowed to put lights on the high fence around the golf course. 



• The Central 7 School District has the worst reputation in terms of student safety – it bumps down 
home values and must be increasing costs. 

• No, or little, industry within Town (employment opportunities). 
• Affordable housing and taxes. 
• Property taxes too excessive. 
• Although I think there is a good reason not to develop on steep slopes, I feel that in obvious non-slope 

situations it is unfair to incur the additional expense of slope survey on the home owners for a 
building permit. It gives the Town the reputation of money grubbing. 

• Zoning. 
• Very concerned about taxes and how long people on fixed incomes can afford to stay in Hartsdale. 
• Taxes are out of control and there is no accountability by the Town Board. 
• It is difficult to get a new business going through the Zoning Board and Planning Board. 
• School taxes are too high, yet school maintenance leaves much to be desired. 
• Residential growth needs to be limited or we won’t have our open space. 
• Allow homeowners to improve homes with energy efficient measures without increasing their taxes 

due to increase in property value. 
 
QUALITY OF LIFE 
Positive 

• East Hartsdale Avenue and local downtown area made more identifiable as the Town center – 
• businesses that attract people, like the homemade ice cream shops. 
• Theodore Young Community Center. 
• Senior services. 
• Bus system. 
• Greenways and bicycle facilities – extend the Bronx River Parkway bike path from Scarsdale to 
• White Plains. 
• The new library. 
• We have wonderful programs for everyone from children to seniors – so great. 
• Arts and culture committee programs add to the quality of life in Greenburgh. 
• Small town flavor. 
• Parks and recreation materials and communications are good. 
• Nice people in the Hartsdale Parking District. 
• Greenburgh is a greenway compact community and can take advantage of its benefits. Need more 

involvement from residents with the Greenway Committee. 
• Keeping Greenburgh green. 
• Great public transportation (Metro North, Bee-line buses and Town buses). 
• Variety of inexpensive programs and services through Parks and Recreation. Continue this. 
• Town services (Police Department, Fire Department and Sanitation Department). 
• Love the look of the new library. I’m so glad we opted to build it. I’m sure it will be well used. 
• Great people at Town Hall and Parking Authority. 
• Great diversity – it would be great to provide opportunities for our youth from various communities 

coming together 
• Town services – library, Police Department, Fire Department, pool, recreational facilities and parks). 
• Parks are beautiful (especially Hart’s Brook). 
• Good athletic facilities. 

 
Negative 



• The Police Department should be paid by the neighborhoods that are the least safe. 
• Village has no charm. 
• Why was the day after Easter a holiday for our Department of Public Works? 
• Ugly strip malls. 
• Traffic patterns. 
• No identity with the Town. 
• We need sidewalks on Central Avenue to encourage walkers. 
• We must urgently make a “sign” law – to protect our Town (especially our downtown area) from the 

ugliness of the litter of the number of postings on trees, poles, stores, etc. 
• We need to encourage a pedestrian culture – walking is healthful and conservational. Continuous 

sidewalks on Central Avenue would do a lot for this. 
• Leaf blowers should be banned or severely restricted. 
• Improve landscaping on East Hartsdale Avenue – keep the avenue clean and appeasing. 
• We can’t afford the new library – cut their budget. 
• Build a teen/senior center for East Hartsdale Avenue residents or more frequent transportation to 

existing facilities. 
• Improved street lighting for the residential area of East Hartsdale Avenue. 
• Satellite senior center for so many who cannot drive and need somewhere to socialize. 
• Why do we make it so hard for restaurants to be allowed to have tables? 
• Poor school system. 
• Need to improve our school system. There is no reason why Hartsdale should have atrocious schools. 
• Businesses need to get along – we need a liaison to bring them together. 
• We should build a new skate park – we used to have one and we need a new one. It keeps kids busy 

and out of trouble. 
• Maintain all of our schools with needed upgrades, inside and out. 
• Improve the visual character of Central Avenue. 
• Improve infrastructure of middle school and high school. 
• More traffic control on East Hartsdale Avenue. 
• If the school system does not improve year after year, young families will leave. 

 
OTHER 
Positive 

• General info and communication of Town/services are good. 
• Convenient, great Town with nice shops. 
• Four Corners arrow has helped considerably. 
• Hartsdale is a great Village to commute to New York City. 
• The Comprehensive Plan is a real democratic approach to form our children’s and our future. 

 
Negative 

• Reduce taxes. 
• Statutes of affordable housing for seniors needed. 
• Town and Villages do not work together enough. 
• Save the Carvel Woods (trees help us breathe). 
• Be tougher on homes “renting” and having six “unrelated” people living and having six cars parked 

out front (e.g. South Washington Avenue). 
• Court system and police station were never addressed and are obsolete buildings. Instead, you build a 

new library and a new Town Hall for millions. 



• Limit affordable housing. 
• Make Hartsdale into Scarsdale #2 (they did it). 
• We should have a walking path completely around Webb Field for joggers and walkers. 
• Make golf courses with lakes pay homeowners for floods they cause directly. 
• We should attempt to define and provide a communal identity (i.e. Hartsdale, the town that service 

built). 
• Zoning Board and Planning Board process is slow and archaic compared with other towns. 
• We pay increasingly high taxes for ungodly and awful education (per test scores) – we want some 

value for our money. 
• I have lived in Hartsdale for 40 years – the schools have not improved and taxes have increased to a 

point that I cannot afford my home. 
• It is clear that Greenburgh pays more per family for less – should we address this? 
• Rebuilding Town pools – aging system. 

 
HARTSDALE MEETING 

March 25, 2008 
Break Out Group Visioning 

TRANSPORTATION: GROUP LEADER – Jens Warming 
• Traffic Congestion: 

o Central Avenue. 
o Hartsdale Avenue. 
o Blocking of intersections (e.g. 100A and Hartsdale Avenue). 
o Pass through from Columbia Avenue and Jane Street 
o Need more traffic management. 
o Reduce speed. Enforce it. 
o Enforce cell phone restriction laws. 
o Better management of public transportation. 

• Quantity of parking and price strategy to make improvements feasible. 
• Fire hazard for parking on both sides of narrow streets. 
• Poor street quality (e.g. potholes). 
• Pedestrian safety and bicycle traffic: 
• Lack of sidewalks. 
• Need to enforce bicycle traffic laws. 

 
INFRASTRUCTURE AND ENVIRONMENT: GROUP LEADER: Carla Holder 

• Flooding 
o Dalewood Drive. 
o East Hartsdale Avenue. 
o Impacts to homeowners, associations, businesses. 
o Open culverts, aging and clogged pipes, need maintenance. 
o Water course, maintenance/enforcement. 
o Better designs for new buildings to avoid flooding problems. 

• Access to parks and open space. 
o East Hartsdale Avenue and Columbia Avenue – pedestrian accessibility for a few. 
o Walking and biking to parks. 
o Retain open space and grant more access to it. 

• Sidewalk access and condition. 



o Need more sidewalks. 
o East Hartsdale Avenue. 
o Dalewood Drive. 
o South Central Avenue to train. 

• Street lighting for pedestrians. 
o East Hartsdale Avenue. 
o Dalewood Drive. 

• Encourage “Green” technologies – new and retro. 
o Energy savings. 
o Include more incentives. 
o Solar panels on schools and public buildings. 

• Water supply infrastructure is aging. 
o Windsor Park. 

• Environmental impacts of lawn maintenance companies. 
o Noise. 
o Pesticides. 
o Erosion. 
o Add more paths to parks and other areas in Town. 

 
ECONOMICS AND LAND DEVELOPMENT: GROUP LEADER: Patrice Ingram 

• Plan to retain open green space on golf courses and Webb Field. 
• Acquire open space and keep existing. 
• Focus development and redevelop areas already built up. 
• Limit height of new buildings (NOTE: disagreement among group: some like tall buildings). 
• Ensure diversity of businesses. 
• Support small business. 
• Support and attract commercial base. 
• Improve visual impact of Central Avenue. 
• Address heavy traffic on Central Avenue. 
• Do good fiscal analysis for new development to ensure positive balance. 
• Develop good retail model with adequate parking. 
• 4 Corners area needs to be attractive for retail and shoppers. 
• Mix use with parking underneath – ground floor retail, residences above. 
• Address flooding that affects and homes. 
• Keep residential areas quiet with no commercial encroachment. 
• Taxes are out of control: 

o Increase government efficiency. 
o Cut costs. 
o Increase revenues—tax base shrinking. Too many tax certioraris. 

 
QUALITY OF LIFE: GROUP LEADER: Joan Roche 

• Hartsdale lacks identity. 
• Encourage pedestrian-friendly activity along East Hartsdale Avenue. 
• Improve streetscape – beautification (flowers, trees, awnings, etc.). 
• Create sign regulations. 
• Discourage chains and support small businesses in the downtown. 
• Create sidewalks connecting strip centers/malls. 
• Allow higher building heights on Central Avenue. 



• Support schools/promote high elementary scores and improve aesthetics of buildings. 
• Maintain strong parks/recreation, arts and culture. 
• Create a “pedestrian” culture by improving safety: 

o provide pedestrian amenities—sidewalks, crosswalks, etc. 
• Clean up the Four Corners area – traffic conditions plus facade improvements. 
• Improve “gateway” signage at entrance to Hartsdale. 
• Create partnership between schools and Warburg Estate. 

 
EDGEMONT MEETING 

APRIL 10, 2008 
Break Out Group Visioning 

TRANSPORTATION: GROUP LEADER – Judy Seiff 
• Pedestrian safety. 
• Encourage pedestrian use to decrease traffic. 
• Improve existing bus lines rather than developing more BRT. 

o The bus lines are already in place and a BRT may be not as big a priority. Commuters would 
like to use the train and bus more and their schedules should work together. 

• Accessibility to mass transit (Metro North and Bee Line) 
o Related to Infrastructure, as it is dependent on the need for a sidewalk. 

• The walk down Ardsley Road is now more accessible. Although traffic moves smoothly, there are 
still problems with the School crossing guard. 

o The guard talks on his cell phone and doesn’t pay attention. 
• Sidewalks equal accessibility. 
• Mount Joy Avenue is a major thoroughfare for teenagers and the elderly since it has major access to 

the 7-11 and A&P. 
• Fort Hill Road is very dangerous. 

o It’s narrow. 
o A short cut from traffic lights. 
o There are no sidewalks (property owners could keep things clear). 
o Sight distance problems. 
o Speed bumps could help. 

• Since Edgemont is a wealthy community, there are more cars, teenage drivers and the vehicles 
usually are bigger. 

• Construction – rules about truck drivers. 
• School traffic – drivers cut across narrow, residential streets. 
• The timing of traffic lights on Central Avenue, especially during school hours. 
• Senior card on buses – no one tells you about the Metro Card, which turns it into a circus. 

 
TRANSPORTATION continued: 

• After snow clearing, snow piles up between properties. 
• Playground at the Greenville School – put up traffic/safety signs within the area (there is a parking lot 

behind the school). Also, directional signs are needed for the playground parking. 
• Require parking spaces for bigger houses (using square footage to determine requirements), possibly 

require garages. 
• Regarding the fields on the side of Seely Place during sports practices, parking on one side of Henry 
• Street should be permitted, but it could be dangerous during time changes of different practices. 



• Put a stop sign on Old Army Road, between Ardsley Road and Edgemont Road. 
• Radar speed. 
• One size doesn’t fit all. 
• Sidewalk plan. 

o In order to gain money for sidewalks and the quality of sidewalks we like (rock), there should 
be a property law and the money gained from violations or delinquency of said property law 
could go towards sidewalks. 

• Traffic calming. 
• The following roads are arteries to schools and need sidewalks: Seely Place, Ardsley Road, Underhill 
• Road and Cotswold Way. 
• A bicycle path along Pipeline Road. 
• Make Edgemont a walkable community. 
• Parking for people who want to use mass transit. 
• Bus stop at Central Avenue and Underhill Road (the shelter is gone). 
• Expanding service times to the Highland bus route (Old Army Road, Edgemont). 
• Senior transportation. 
• The crosswalks at Ardsley Road need to be made safer. 

 
INFRASTRUCTURE AND ENVIRONMENT: GROUP LEADER: Brad Root 

• Cost of maintenance. 
o Alternatives such as plenty of negotiation and ongoing maintenance. 

• Flooding due to topography. 
• Destruction of Edgemont’s natural beauty. 
• Wetlands: laws and their review. 
• Too much impervious surface. 
• Use or overuse of variances. 
• Maintenance of open space. 
• Sidewalks needed in residential and commercial areas. 
• Town of Greenburgh Planning department and its impact on the community. 
• Need for storm sewers. 
• Greenburgh Nature Center – 33 acres of open, green space in the heart of our community. How do we 

best utilize the facility? 
• Frequent flooding in areas of the community. 
• Topography issues. 
• Discussion of recreational facilities (ball fields and parks). 
• Traffic on Ardsley Road and Old Army Road. 
• Problem of east/west travel within Edgemont. 
• Water issues (good or bad?): 

o Waste water 
o Water supply 
o Water pressure 
o Water runoff 

• Diversion of underground water system. 
o New development cannot interfere with the underground streams and waters. 

• Better control of tree-cutting, especially on smaller properties. 
 
ECONOMICS AND LAND DEVELOPMENT: GROUP LEADER: Anthony Sarro 

• Increase commercial tax base. 



• Target businesses that serve the needs and interests of the community. 
• Try to achieve “village” feel. 

o Pedestrian zones 
o Sidewalks on busy streets 
o Communal life 

• More parks and playing fields. 
• Address wetlands and flooding problems. 
• Improved management of certioraris (reassessment). 
• No more multifamily housing. 

o Central Avenue zoning 
o Tax assessment methodology – New York State issue 

• Trade-off of economic/business development with the quality of life. 
• How do you raise commercial assessables? 
• How do you reduce risk of further residential development (particularly multi-family) less than 55 

units? 
• Physical constraints on Central Avenue. 
• The Consultants should examine impact on tax base of different forms of residential development and 

impact on school taxes as well as taxes and other. 
• Creativity in property taxes (a deferral scheme for seniors so that taxes accrue and are paid when the 

home is sold). 
• Certioraris affect planning ability and all taxing districts (particularly school and fire). 

o Difficult to predict fluctuations. 
o Hard to budget. 

• Too few public “pocket parks” and playground. 
o Adds a burden to the school district. 

• Can the Consultants get more public input for lobbying at the State level in the assessment 
methodology for multifamily units? 

o Spark a grass-roots letter campaign? 
• Also, a grass-roots support against property tax caps for school taxes? 
• What kind of development is acceptable? 

o OK: medical buildings, pedestrian friendly, buildings with less than 55 units of housing, 
o restaurants, office space and service businesses. 
o Not OK: Multi-family housing. 

• New development needs to assess impact on traffic and noise. Also, clustered to reduce travel. 
 
QUALITY OF LIFE: GROUP LEADER: Wasimi Salimi 

• Seniors. 
• Residents – can we have any control over land use? 
• If country clubs are sold, what happens to the land use? 

Positive: 
• Police and fire departments 
• Convenience to shopping 
• Sanitation department 
• Greenburgh Nature Center 
• Town Park 

 
Negative 



• Taxes. Multifamily dwellings are costing us taxes. 
• All three schools have one way entrances and exits, which is dangerous. We need traffic 
• loops. 
• Every bank and gas station should have their own generator. 
• Laundry hanging outside in full view of sheet 
• Coyotes (animal control) 
• Leaf blowers – noise 
• No village center 
• Town Supervisor arguing with Town Board members 

 
Open Group Visioning 

TRANSPORTATION 
Positive 

• Access to transportation. 
• It’s nice that I can walk to the train station and there is access to the bike path along the Bronx River. 

 
Negative 

• We need parking for users of buss express and local going from Westchester to Manhattan. 
• We need to be able to walk to City express buses along Fort Hill Road, Underhill Road and Ardsley 

Road. 
• We need a van that picks up seniors from their home to senior activities in Edgemont. 
• Sidewalks along Fort Hill Road, north of Mount Joy Avenue, to encourage walkers and reduce traffic. 
• Try to improve traffic flow at school’s dismissal time. 
• Sidewalks needed on Ardsley Road to walk to Central Avenue. 
• Improve traffic relating to school times. 
• Fort Hill Road needs to have blacktop from Jackson Avenue to Underhill Road and not have any 

patches. 
• Maintenance of improvement of bus lines along Central Avenue (I know these are run by the County, 

but what input do we have?) 
• Add buses going to the commuter train in the mornings and afternoons. 
• Central Avenue has too much traffic, needs more trees and landscaping, attractive parking areas, etc. 
• We need lights to slow speeders on Underhill Road, Ardsley Road, and Fort Hill Road. 
• Parking needed to take advantage of the buses to New York City. 
• We need sidewalks on Underhill Road and Fort Hill Road. 
• Traffic has to be mitigated, particularly east-west. 
• I would like to see a bike path along Pipeline Road. 
• Extend hours of the #65 Bus to the train station. 
• Sidewalks on Fort Hill Road and Ardsley Road. 
• High taxes. 
• Road maintenance. 
• Central Avenue traffic. 
• We need sidewalks and they need to be cleared of snow. 
• Increased traffic on major arteries without alternative major routes (as you increase development, 

you increase traffic). 
• Traffic congestion – pass through traffic is starting to cut through Cotswold and Old Edgemont to 

avoid congestion on Central Avenue (particularly the Ardsley Road and Central Avenue intersection). 
• A traffic light on the Fort Hill Road and Ardsley Road intersection is needed. 



• Snow accident issues on Ardsley Road. 
• Central Avenue traffic is a problem (as well as Hartsdale Avenue). 
• There is no parking in Hartsdale or local Greenburgh train stations to go to New York City for the 

day. 
• Public streets and thoroughfare. 
• How do we address traffic patterns and control on Central Avenue? We have no control because it is 

a State road. 
• Terrible traffic/congestion on all three schools drop off (8:00-8:30 AM) and pick up (3:00-3:30 PM) 

times. 
• All the Central Avenue businesses are generating a lot of traffic, yet their taxes are going down as our 

taxes are rising. 
• We need after school services in Edgemont, like the YMCA of Seely Place, so kids can stay after 

school and do homework while their parents are at work. 
• Central Avenue traffic is at a standstill from Thanksgiving to Christmas or if there is an accident. 
• There should be a traffic circle to slow people down on Central Avenue and Hartsdale Avenue. In 
• Australia, the sign at the traffic circle reads “Give Way.” The problem is that people are discourteous. 
• This, in of its self, creates accidents and mishaps. 

 
INFRASTRUCTURE AND ENVIRONMENT 
Positive 

• The Greenburgh Nature Center is great – don’t let any development on the Dromore property, it 
connects to East Hartsdale Avenue. Keep it green, maybe put in a skate park? 

• Seely Place School is a wonderful place for kids to play on the weekends and the parking lot is used 
by parents with children on bicycles and skate boards. 

• The Greenburgh Nature Center is a jewel. 
• Maintain the integrity of the Greenburgh Nature Center. 
• The bike paths are also a jewel along the Bronx River Parkway in Edgemont. 
• I like the brick sidewalks when they are in good repair. 
• Very good program for sidewalk re-bricking. 
• Access to shopping. 
• Sanitation pick-up is efficient and the sanitation workers are cooperative and amiable. 
• Excellent garbage removal and recycling system and facilities. 
• The trees in Old Edgemont. 
• Recycle changes made over the last two years are terrific – works well especially following the 

holidays. 
• The sanitation department. 
• Greenburgh Nature Center – 33 acres of green space in the heart of Edgemont. 
• Green areas such as the high school, the Greenburgh Nature Center and the golf clubs. 

 
Negative 

• Underground the utilities. 
• Proper and fair zoning (my property, 120 Inwood Road, is improperly zoned when compared to 

neighboring lots). 
• Traffic congestion on main roads. 
• Poor quality of roads that are in need of repair throughout the neighborhood. 
• We need buses to schools so parents can be freed for an easier commute to work. 
• Incentives for green design and more of a natural neighborhood feel. 



• Better response for stump removal (I’ve been waiting 2 years at 120 Inwood Road). 
• Major arteries to public places (i.e. train station, bus stop, schools, etc.) need to be maintained to 

protect residents and the Town (potholes, snow removal, etc.) 
• Flooding. 
• Soil erosion. 
• The Planning Board understands the builders’ right to build while ignoring input and needs of 

impacted residents. This has resulted in greater flooding which all understand but no one stops. 
• Residents are stuck with the problem. 
• There must be a mutual land strip between homes that allows for shrubs, trees, etc., so that we can 

have more greenery and less fences. 
• Ardsley Road is very dirty, we should implement a fine of $500 for littering and also ask residents to 

cut back overgrown shrubs. 
• Sidewalks and bike accessibility. 
• We have great open space – how can we make better use of it? 
• Street paving for storm water runoff. 
• Not enough sidewalks on Central Avenue for walkers. There is overgrowth on the only part of 

sidewalk on Central Avenue – we need to walk on the road. 
• We still have no comprehensive tree plans. Too many trees are being cut down, which is bad for the 

environment, air quality, scenic beauty, etc. Most towns around us have rules about cutting down 
trees. 

• Strict tree and zoning policies. 
• Horrible roads. 
• Greenburgh needs a skate park. It is unfair to all the kids who don’t have one. They are all over 
• Edgemont and other areas, as skating is becoming a very popular activity. 
• More sidewalks needed for kids on busy roads (Fort Hill Road, Ardsley Road, etc.) 
• Poor drainage in many areas – consistently backed up sewers (e.g. Cotswold Way and 2 Worthington 

Road). 
• Poor drainage and inadequate storm sewers. 
• Seems to me that the Town could use more sidewalks to develop a more village-like atmosphere. 
• Do we receive county funds for affordable housing, recreation, transportation, etc.? If not are there 

sources we should look at? 
• Ensure new development takes into account school needs (physically and financially) 
• Lack of enforcement of environmental laws. 
• Better response to water flow problems (water flows from my neighbors and saturates and floods my 

yard, I live at 120 Inwood Road). 
• Traffic flow on Central Avenue limits commercial growth. 
• Flooding – we need more sewers. 
• Lack of sewer system to deal with rain storm runoff. 
• More sidewalks – kids walk to school and pedestrian commuters need them. Also, the crosswalk at 
• Ardsley Road is dangerous. 
• Local pedestrian shopping with village feel, like Scarsdale and not like Central Avenue. 
• Overhead wiring (electricity) should be moved underground. 
• Water runoff. 
• Changes in the natural topography of land. 
• Overbuilding. 
• Impervious surface “driveways.” 
• When you build, plan for water, make it green and don’t build it too close to property lines. 
• No storm water infrastructure. 



• We need sidewalks on Seely Place so that kids can safely walk to schools. 
• Traffic congestion at the entrance to Seely Place School. There is no place for pedestrians (children) 

to walk to school. Seely Place is becoming a cut through street. Put up a “no commercial traffic, local 
deliveries only” sign at Ardsley Road and Seely Place intersection. 

• Seely Place needs to be completely excavated and repaved. The curbstones are not high enough to 
protect the existing integrity of the neighborhood. 
 
ECONOMICS AND LAND DEVELOPMENT 
Positive 

• Crane Pond in all seasons (I love the ice skating), although sometimes it is stagnant. 
• The Greenburgh Nature Center 
• Homes (tudors and colonials) which are beautiful in every season. 
• Open (undeveloped) land around the school, the Greenburgh Nature Center and the community as a 

whole. 
• Will the value of properties be affected by change? 
• Sport fields. 
• Town pool. 
• Open spaces. 
• Maintain and preserve local parks. 
• Expand playground opportunities. 
• Nature preserves (Greenburgh Nature Center, Hartsbrook and other land preservations). 

 
Negative 

• Limit development of apartments and other “school flooding.” 
• Certain zoning processes could be streamlined, “making legal pre-existing conditions,” instead of 

going through a long process. At least have issues reviewed to see if it has to go to a Board and put on 
an agenda. 

• There are no parks other than the Greenburgh Nature Center. We need playgrounds and ballparks as 
the rest of Greenburgh has. 

• Taxes and growth of the school population is a threat to economic viability of the school system. 
• High real estate taxes. 
• We need to attract businesses that add to the communal life of the area. 
• Overdevelopment of Central Avenue – it’s ugly and creates traffic. 
• Stores are not the ones that best serve the community (looks and content). 
• Affordable/alternative housing for empty nesters and young couples 
• Edgemont is contributing a disproportionate amount of income to Town. 
• Tax certioraris. 
• Disproportionate cost structure of economics in a “town inside” vs. “town outside” structure and the 

arbitrary application of the few laws available. 
• Lack of parks and playgrounds besides the school. 
• Lack of town center for Edgemont. 
• Tax runaway – businesses are not covering their share. 
• We need more “community type” shopping on Central Avenue. 
• Need to develop a vision of ourselves as a means to attract commercial development and revenue. 
• Edgemont seems to be hit with excessive taxes but low services. 
• Big box stores and financial institutions do not give local commercial or shopping appeal. 
• The County continues to push for multifamily dwellings on Central Avenue. This negatively impacts 



our schools. Demographic changes in Edgemont have exacerbated this issue. 
• Residential land allows for overbuilding. We are allowing the character of our neighborhood to be 

changed by the construction of large homes on lots that had smaller homes and building on open lots. 
• Central Avenue’s mixed use zone is dangerous. 
• No more multifamily development within Edgemont School District. 
• Regarding the wetlands, laws may be passed, but when they are implemented, residents who are 

impacted have not been part of the process or informed of the process until it is too late. This means a 
few who influence Town decisions ignore the rights of others. Town law is ineffective. 

• Concerning wetlands and steep slopes, every agenda has requests for variances. Make laws which 
need few variances please. 

• Large homes on small lots. 
• Over-scheduled sports fields and not enough parks. 
• High taxes, they are especially hard for retired people on fixed incomes. STAR, Enhanced STAR and 

rebates would help but are not enough. 
• We need more commercial tax revenue in Edgemont (low density and appropriate uses) 
• We are at a higher limit of multifamily housing. As more are built, single family taxes will rise to 

compensate – Edgemont should not pay for other districts. 
• Be smarter about letting business development on Central Avenue and give us the tax revenues they 

have in Edgemont. 
• Co-ops and condos assessed by income approach and don’t pay enough taxes to make up for the 

number of kids in the school district. 
• Growth in school age population without corresponding growth in ratables. 

 
QUALITY OF LIFE 
Positive 

• The police and fire departments should be commended for their work. 
• Good schools. 
• Convenience to shopping. 
• Greenburgh library. 
• Parks and recreation. 
• Safe, peaceful neighborhood. 
• Open spaces, especially park preserves. I would like to see more preservation of open areas and less 

development. 
• Sanitation service is excellent. Keep up the good work. 
• Green space, parks and playgrounds. 
• Park system. 
• Small town feel and safety. 
• Anthony F. Veteran Park. 
• Edgemont schools. 
• Developing a Comprehensive Plan like this and the process you’re following. 
• Garbage pick up, snow and leaf removal is good, but regard for property is weak. In the process, they 

tear up the streets, etc. They do their job well, but create other issues. 
• Open space, nature trails and safe environmental practices. 
• School system is strong (have to keep it that way). 
• Edgemont has good schools, but there is pressure on the schools from multifamily housing on Central 

Avenue (taxes don’t cover cost of educating influx of students). 
• The Greenburgh Nature Center. 
• Police and fire departments are excellent, sanitation is very good and snow removal is satisfactory. 



• Sense of community. 
 
Negative 

• Will taxes chase out retirees? 
• Encourage more high-end shopping. 
• Those running the Town (Supervisor and Board) spend time arguing with one another and ignore 

large issues, such as taxes, library spending, etc. No one is actually running everything. Department 
heads have too much power without leadership at the top. 

• Development of multifamily housing in Edgemont that will destroy the school system and the tax 
base. 

• No library facility in this part of Town. 
• Shouldn’t hang laundry outside. 
• Crime wave in Edgemont over the past year. 
• Congestion and traffic. Municipalities bordering us, their development and the impact of increasing 

traffic and pollution for us. 
• Build upscale commercial development. 
• Buffering living space from Central Avenue. 
• We need senior center services and transportation to any center or services. 
• No sense of “village.” 
• No Town centers (for Edgemont or other parts). 

 
OTHER 
Positive 

• Edgemont schools and community. 
• Schools. 

 
Negative 

• Clarify the zoning code and clarify the critical path for the Zoning Board and Planning Board. 
• Clarify the procedure for small claims court. 
• Why does the commercial real estate owner win the cert cases to lower their taxes? Can’t the Town 

represent those in a better way who own homes and see their taxes keep rising? 
• Certioraris destroy us – be sure to reassess these businesses and homes when they renovate – it can be 

done when the certificate of occupancy is issued. 
• Edgemont does not get much attention from the Town (e.g. zoning). 
• Taxes. 
• Cost of heating the huge high spaces caused by the soaring roof of the library. 
• Too many regulations for home owners. 
• When we finish, will our study have any affect or change zoning, land use, etc.? 
• To my knowledge, we have no program for preservation of historic buildings and places. 
• Should Edgemont remain a part of Greenburgh? 
• Poor maintenance of dangerous tree limbs. 
• Too much “bad” politics (not necessarily caused by Feiner). 
• Theft in Edgemont. 
• So massively diverse, interests of different communities diverge, politically diverse, some areas are 
• not well represented. 
•  

SECOR AND RIDGE ROADS MEETING 



APRIL 29, 2008 
Break Out Group Visioning 

TRANSPORTATION: GROUP LEADER – Ronald Hubert 
• Stone Oak residents – it is impossible to get out during school hours. 
• Hartsdale Avenue always has congestion – drivers are always locked in between Central Park 

Avenue, Route 100A and Route 100B. 
• Transportation is about common sense and the plan of these roads does not have common sense. 
• Our roads cannot handle the traffic demand. 
• We should use a smaller, hybrid Town bus. 
• Lots of places outside the U.S. are using hydrogen powered buses; we should consider it. 
• Congestion at Four Corners. 
• Buses should be expanded to serve the train as to cut vehicular traffic to the train station. 
• There is no bus service to Huntley Estates. 
• We need an easier way to serve seniors. 
• The bus service into Manhattan is great. Let’s keep it and make it known. 
• Drivers cannot get out of Pat Capone Road. 
• The traffic on Route 100A is bad; it is the worst when schools get out. 
• Soloman Schecter traffic. 
• It’s a sharp turn onto Pat Capone Road from Hartsdale Avenue – should extend the left lane and 

extend the marking rather than have the sharp turn. 
• We should have a camera on East Hartsdale Avenue – to capture real time information to see 

congestion and traffic patterns. 
• There is no way to walk to Four Corners from Ridge Road. 
• We are part of the problem – we all have more than one car. 
• Streets that connect to Ridge Road also lack sidewalks (Hillcrest Road) 
• Cutting in traffic – divert Hillcrest Road traffic to Ridge Road and West Hartsdale Avenue (holds up 

may not be able to avoid). People don’t take turns. 
• Four Corners cannot handle the volume and pedestrians. 

 
TRANSPORTATION continued: 

• Secor Road and West Hartsdale Avenue intersection – there should be no turn on red because there is 
no visibility. 

• There is no snow removal at bus stops. 
• Four Corners bus stop needs shelter – move to front of Duane Reed (we don’t want to stand in the 
• parking lot in the snow) 
• Police are good on Central Avenue. 
• Parking shortage on Hartsdale Avenue. 
• Parking enforcement is too aggressive and issues too many tickets. 
• Add sidewalks to promote walking (Hartsdale Avenue and Ridge Road). 
• Residents cannot walk to the parks. 
• We keep adding buildings to Hartsdale without addressing the effects on traffic. 
• Consider a traffic signal at Pat Capone Road. 
• There’s a helicopter that follows Ridge Road Park at 7:00PM and it flies so low that it shakes houses 

on Holmes Avenue. 
 
INFRASTRUCTURE AND ENVIRONMENT: GROUP LEADERS: Cynthia Doyle and Kristina 
Cascone 



Positive 
• Snow removal and road maintenance. 
• Twice a week garbage pick up and once a week recycling pick up. 
• Good police and fire departments, animal control officer. 
• Department of Public Works. 
• Tree care. 
• Personal approach to Town government. 
• Good community advocates. 
• Small roads, little traffic and less pollution. 
• Green drainage. 
• Rural feeling. 
• Open spaces. 
• Parks with variety; lots of green areas (Ridge Road Park, Harts Brook Park). 

 
Negative 

• Sewers should be cleaned on a regular basis. 
• Improve road maintenance. 
• Speeding cars. 
• Power outages. 
• Noise along the Sprain Brook Parkway (tree cutting?). 
• Leaf removal (leaves sit for months and only picked up once in the winter). 
• Trees should only be pruned when necessary. 
• Poor representation for unincorporated areas. 
• Fix water pipe under road to prevent asphalt bursts. 
• Flooding (poor drainage on Birchwood Lane, Jean Lane and Fern Lawn Cemetary). 
• Lack of sidewalks along Ridge Road, Sprain Road, Joyce Road and West Hartsdale Avenue. 
• Not enough appreciation or use of our open spaces. 
• No neighborhood playgrounds in Joyce Road area. 
• Recreation areas noisy along Sprain Brook Parkway. 
• Clear-cutting of trees along power lines (Con-Ed) and not enough trimming. 
• Large trees removed when they are healthy. 
• Wetlands being filled in for wider driveways. 
• IN SUMMARY: Greenburgh has a lot of green space and needs to monitor/regulate/enforce rules on 

destruction of wetlands, trees, etc. 
 
ECONOMICS AND LAND DEVELOPMENT: GROUP LEADER: Natalie Werner 

• We need more ratables. We should work at bring businesses into Town that are the right mix with 
existing businesses. 

• Disagreement with above point: Keep Greenburgh quiet – businesses keep the Town divided from 
other uses and find tenants for vacant stores. 

• Code enforcement – preserves the health of the neighborhood. 
• Public spaces with pedestrian traffic (corridors as well as Hartsdale Avenue, go and spend time – 

congregate). 
• Shopper friendly parking. 
• Coffee shops. 
• We need a good supermarket. 
• No expansion of businesses in residential areas. 



• Keep area of farm-stand in the residential zone. 
• Look at codes and strengthen them or reinforce them. 
• Keep developing in character of existing neighborhood. 
• Sidewalks at least on one side of the street. 
• Traffic calming on Secor and Ridge Roads. 

 
QUALITY OF LIFE: GROUP LEADER: Irene Holsten 

• Air quality issue. 
• Commercial enterprise allowed to penetrate our homes – Secor Farms. 
• School system – Central 7. 
• Where are our taxes going? 
• Preserve open spaces. 
• Visual attractiveness of store fronts and strip malls. 
• More businesses in Town for tax purposes – inequitable distribution of taxes for the homeowner. 
• Discourage traffic – need to plan for better construction keeping traffic in mind. 
• Police, fire and animal control departments are fine. 
• Code enforcement (illegal boarders). 
• Help seniors – keep them in their homes. 
• Recreation services are great. 
• Houses that are a blight to the neighborhood. 
• Lead in the water. 
• Save the trees (code enforcement). 
• Day laborers on Central Avenue. 

 
OTHER: GROUP LEADER: Joseph Lomartire 
Positive 

• Town services (police, fire and animal control). 
• Open government. 
• Community advocates. 
• Community involvement 

 
Negative 

• Quality of schools 
• Separate communities. 
• Paul Feiner. 
• Need to promote history of the Town. 
• Corner of Birchwood Lane and Richard Terrace (after five years of complaining). 
• Day laborers off Central Avenue. 

 
SECOR AND RIDGE ROADS MEETING 

APRIL 29, 2008 
Open Group Visioning 

TRANSPORTATION 
Positive 

• Ample parking in major shopping areas. 
• Parking is good at the A&P shopping center at Dobbs Ferry Road and Hartsdale Road. 



• Close to mass transportation into Manhattan. 
• Central location – parkways in all directions. 
• Available parking at the train station. 
• I love the bus to New York City. 

 
Negative 

• Traffic congestion – avoid building multi-resident properties in already congested areas with traffic 
• and parking problems. 
• Traffic on West Hartsdale Avenue. 
• Commuter parking. 
• Senior transportation. 
• The image of elementary schools must be improved. 
• There is no pedestrian path to walk along Ridge Road. We can’t walk to Hartsbrook – Ridge Road 
• Park or Central Avenue. 
• Clear the stone wall along Ridge Road (to expose the beautiful features). 
• Lack of pedestrian walkways on busy roads. 
• Cars exceeding the speed limit on Secor Road (placing speed bumps?) 
• Dangerous disaster – traffic on Dobbs Ferry Road. 
• Parking and public transportation to Metro North from Joyce Road is insufficient. 
• Traffic – getting out of Pat Capone Road onto Hartsdale Avenue on weekdays, then getting to either 
• Route 100B or Central Avenue is much worse than last year. 
• We could use more mass transit – small buses for local travel to area shopping. 
• Expensive commuter parking – the train station is not properly maintained. 
• Traffic into Hartsdale and Route 9A into Ardsley. 
• Traffic at Four Corners, East Hartsdale Avenue and Dobbs Ferry Road. 
• Dalewood Drive is not safe – there is solid ice getting off the bus. 
• I applied for a dial-a-ride, then mailed in the form with doctor’s letter. We should make this available 

on a Town or County level (senior transportation). 
• We need more bicycle paths. 
• Need easier transportation to train and parking. 
• Train parking too expensive. 
• Expand public transportation. 
• Parking is too expensive and “anti-restaurant”. 
• Flow of traffic on Hartsdale Avenue and Central Avenue and Route 100A and Route 100B 

intersections. 
• Dangerous intersection: exiting Pat Capone Road onto Hartsdale Avenue. 
• Traffic on Hartsdale Avenue has increased dramatically in the past few years. 
• Sidewalks connecting Ridge Road and Hillcrest Road, please! 
• Zoning on Hartsdale Avenue needs to be restricted for traffic generation. 
• Too much traffic on Hartsdale Avenue. 
• The traffic light at Four Corners is too slow east-west. 
• Parking meters are often broken. 
• There is no passenger parking for the bus into New York City. 
• Lack of sidewalks and bike paths. 
• We need snow and ice removal at bus stops, especially Four Corners. 
• Stop the ability to make a right on red at Secor Road to Hartsdale Avenue – limited visibility. 
• We need a safer bus stop and shelter at Four Corners south bound bus stop. 
• We need a right on red turn lane on Route 100A and Route 100B. 



• Make a safe shoulder on Hartsdale Avenue so pedestrians can safely walk from Secor Road to 
downtown. 
 
INFRASTRUCTURE AND ENVIRONMENT 
Positive 

• We like Francis Sheehan! 
• Twice a week garbage collection and recycling. 
• Winter snow removal and maintenance. 
• Very good police department. 
• Very good fire department. 
• Services provided in the neighborhood (Police, Sanitation, etc.) 
• Keep superb sanitation and snow removal services. 
• Having an animal control officer. 
• Open space and green areas. 
• Parks. 
• Open areas like Harts Brook Park. 
• Lots of areas that are green (e.g. Harts Brook Park, Ridge Road Park, etc.) 
• Beautiful parks. 
• Having a variety of parks and other outdoor resources. 
• Large, expansive open spaces. 
• Responsive Police department. 
• The rural feel of the Ridge Road area. 
• Rural feeling. 
• Small town rural look and feel. 
• Personal approach to Town government. 
• Excellent services such as: garbage disposal, snow removal, responsiveness to tree care, fire and 
• police department response time. 
• Small roads with little traffic, no noise and less pollution. 
• Sanitation is wonderful. 
• Anthony Veteran pool complex 

 
Negative 

• Letting zoning issues slide to allow industries to get away with zoning regs – Westchester 
greenhouses. 

• Public education system needs improvement. 
• Cars going too fast through neighborhood. 
• Poor government representation for unincorporated area. 
• Sprain Brook Parkway is becoming less and less shielded by trees due to exorbitant clearing. 
• Noise from Sprain Brook Parkway. 
• No sidewalks on Joyce Road. 
• Trees on public and personal property are not trimmed where there are power lines. 
• Large trees being taken down when healthy. 
• Filling in green space with wider driveways. 
• Filling in wetlands. 
• Recreation and community growth limits. 
• Not enough value of open space and green areas. 
• Neighborhood playgrounds are not here (Joyce Road area). 



• Recreation areas located along Sprain Brook Parkway are too noisy because of highway traffic. 
• Con-Ed’s clear out practices along the transmission lines. 
• Flooding. 
• Investigate and control drainage problem from Fernlawn Cemetery to Jean Lane. 
• Difficulty for pedestrians to walk along Ridge Road and Sprain Road because lack of curbing has 

caused ruts along the road. 
• Drainage on Birchwood Lane. 
• Improve road maintenance. 
• Freshly asphalted roads need to be dug up due to ancient water pipes (Ardsley). 
• Frequent power failures. 
• Limit power outages. 
• Sewers in Poet’s Corner should be cleaned on a regular basis. 
• Trees should be pruned when necessary. 
• Leaf removal plan not enough (leaves sit for months and stay after picked up once all winter). 

 
ECONOMICS AND LAND DEVELOPMENT 
Positive 

• Residents taking care of their property as they are invested. 
• Responsive police department. 
• Low taxes relative to other towns in southern Westchester. 
• Green space is sufficient and should not be the object of further expenditures. 

Negative 
• Town does not enforce “boarders” in one family homes. 
• Land use. 
• Taxes. 
• Property taxes – unincorporated Town overburdened vis-a-vis other municipalities. 
• Keep taxes affordable so that our seniors and retirees can stay in their home. 
• Town Board changing or allowing variances to long established zoning codes. 
• Lack of building code enforcement. 
• Property taxes. 
• Business certioraris. 
• Desperate need for Town assemblies. 
• We need a great supermarket (e.g. Wegman’s) 
• Hold growth in expenditures and taxes to no more than the general rate of inflation. 
• Enforce tenant restrictions in single family zoning more stringently. 
• Taxes are too much. 
• No “town” feeling or focal point (like a downtown). 
• Too many banks. 
• A comprehensive/enforceable tree removal code (for every tree takedown over 6 feet tall, six inches 

in diameter, two trees should be planted). 
 
QUALITY OF LIFE 
Positive 

• Greenburgh recreation department. 
• Anthony Veteran Park and pool. 
• Police and fire departments. 
• Recreation and parks. 



• Recreational activities. 
• Good animal control. 
• High per-child spending at school. 
• Sanitation department. 
• Police and emergency response is great. 
• Great recreation department. 
• Parks and green spaces. 
• Fire protection and prevention. 
• New library. 
• Maintain and increase open areas: Ridge Road park and Hart’s Brook Park. 
• Francis Sheehan. 
• Integrated populations (encourage various group needs). 
• Recreational facilities. 
• Community services are very good. 
• The parks are beautiful. 
• The neighborhood is a safe area with lovely homes. 
• Police services. 
• Open spaces, like Hart’s Brook Park. 
• A rural quality for a suburb to New York City. 
• Responsive police and fire departments. 
• Had a small auto accident today – police came very quickly, took care of it and were very polite. I’m 

impressed. 
• Garbage collection is great. 
• Choices of private education. 
• No major advertising on Central Avenue. 
• Maintain exceptional pool facilities. 
• Neighborhood gardens. 
• Garbage collection is great. 
• Good Town pool and parks. 
• I love the outdoor pool. 
• I love the open space and trees. 
• I can walk safely in my neighborhood. 
• People. 
• Preserve the Jean, Jennifer and Barbara enclave from intrusion by access roads for adjacent 
• developments. 
• Secor Woods Park. 
• Leisure activities. 

 
Negative 

• Air quality. 
• Traffic. 
• Schools. 
• Street signs need to have larger lettering. 
• Need to improve reputation of school district. 
• Increasing the quality of education provided by the Town. 
• Please think before you destroy a tree. 
• Westchester Greenhouse / Secor Road – poor air quality due to smoke from industrial boilers. 
• Helicopters fly too low over Holmes Avenue at 7:00PM every night, it shakes the house. 



• Central 7 School district does not enjoy a good reputation. 
• Lack of community among residences. 
• Improve our school system. 
• Youth centers. 
• Consolidate public safety. 
• Can’t we have pick up recycling on the same day as garbage so pails are out only 2 days a week as 

opposed to 3 days a week. 
• Taxes too high. 
• Bad odors from Westchester Greenhouses. 
• Ineffective Town representation. 
• Recreation (and homes) located along Sprain Brook Parkway are now too noisy from highway traffic 

combined with clear cutting along roadway. 
• Combine Town and Village services to avoid duplication. 
• Filling in of wetlands on Town property is a problem. 
• We should have a welcome group for new residents to get acquainted with the Town and to be aware 

of what services and activities exist. 
• Commercial planning, especially Central Avenue and Hartsdale hamlet. 
• Too many transient residents. 
• Educational ratings. 
• Roads/areas near power lines are now an eye sore. 
• Too much noise from the Sprain Brook Parkway. 
• More appropriate fees and summons for various violations – make breaking the codes unprofitable. 
• We need a public education system that attracts all groups. 
• Sidewalks. 
• Evaluating zoning by street – it seems inadequate. 

 
OTHER 
Positive 

• Good community advocates (Ellen Cucise and Madelon O’Shea) 
• Animal control. 
• Community involvement. 
• Responsive fire department. 
• Open government. 
• Town services are pretty good. 
• Police department. 

 
Negative 

• Bad reputation of Greenburgh’s Central 7 schools. 
• Poor school system. 
• Need more promotion of the historical parts of Greenburgh to better teach our heritage to young folks. 
• Separate communities (them vs. us) – communities interaction. 
• Stagnant standing ponds of shallow water in Harts Brook (usable from Ridge Road) are mosquito 

breeding ground. 
• Corner of Birchwood Lane and Richard Terrace is a mess (still, after five years of complaining). 
• Day laborers off North Central Avenue. 
• Paul Feiner. 
• Improve the quality of the schools to put them on par with the best in Westchester. 



 
FAIRVIEW MEETING 

MAY 19, 2008 
Break Out Group Visioning 

TRANSPORTATION: GROUP LEADERS – Tony Lavezzary and Tom Bock 
• Traffic speed limits on Hillside Avenue. 
• Traffic issues throughout the Town. 
• Air quality. 
• Too much impervious space. 
• Signal traffic coordination on Hillside Avenue, Route 119 and Virginia Road. 
• TRAFFIC IS SCREWED UP. 
• School buses – give us small buses to maneuver. 
• Traffic studies – if traffic is at capacity, the study can’t just look at incremental changes. 
• Hillside Avenue, Route 9A, Old Tarrytown Road and Mohawk Trail all need sidewalks – people have 

died. 
• Zoning. 
• Developers need to stick to code. 
• Greenburgh is not bike friendly. 
• Valimar is big – 165 homes. Developments, such as Valimar, are overbuilt and have not considered 

parking supply – especially visitor parking. 
• Greenburgh is in a “no man’s land” – the Town needs to coordinate planning with White Plains and 

the other bordering municipalities (Yonkers, etc.). 
• There needs to be a dialogue between the Planning and Zoning Boards so that the community’s 

concerns are not ignored by the developer. The developer should not always win because he has legal 
representation. 

• The Town needs to listen to the community. 
• The “Y” intersection at Hillside Avenue and Virginia Road has too many blind spots and buses get 

caught on the roads and have nowhere to go. 
• Roads are not planned well. 
• Change in timing of school buses vs. public buses. 

 
INFRASTRUCTURE AND ENVIRONMENT: GROUP LEADER: Gerald Yeung 

• Keep and maintain open space. 
• Sanitation – regular pickups are good. 
• Snow removal is good in neighborhoods. 
• Tree maintenance and shrubs around signs need improvement. 
• Flooding controls being installed on highways and parkways need to ensure water isn’t diverted to 

neighborhoods and homes. 
• Maintenance of rivers and drains needs to occur on a regular basis. 
• Flooding at Parkway Homes, Fulton Park, Manhattan Brook and Bronx River in general. 
• Sidewalks need to be built and/or maintained (Hillside Avenue, Old Kensico Road, etc.) 
• Bike paths need maintenance. 
• Useful life of buildings and expansion to eliminate overcrowding. 
• Stop giving property to tax-exempts and non-profits. 
• Build for the future needs to be kept in mind. 

 
ECONOMICS AND LAND DEVELOPMENT: GROUP LEADERS: Helen Lebowitz and Marie 



Gomez 
• LAND USE 

o Keep rural look while considering Town needs. 
o “Open space” 

– Redefinition of purpose and utility of open space needs to be clairified. 
– Should be on the ground level (not a roof exchange). 

o Housing development – housing should be clustered to afford large open front and backyard 
o space. 
o Variances in zoning should not take away open space considerations. 

• ZONING 
o Strip malls should be reexamined for better commercial utilization (do not forget about 
o parking) 
o Avoid zoning changes for special interest entities. 
o Current zoning should be better enforced. 
o What are the advantages or disadvantages of removing the “blighted area” designation? 
o More checks and balances in how zoning is changed – the immediate community that is 
o affected needs a greater weight in the process. 

• ECONOMIC DEVELOPMENT 
o The Town needs controlled commercial development to expand tax paying base. 
o The Town needs to meet the need for more diverse retail options. 

 
QUALITY OF LIFE: GROUP LEADER: Mike Robinson 

• Enforce existing zoning and building codes and laws. 
o No variances to existing codes (e.g. multifamily dwellings). 

• Public parks needed to blend communities (Fulton Park, a dog park, etc.) 
• Remove “blighted” status for Fairview. 
• Community based policing (responsible policing). 
• Meetings relating to specific communities should not be influenced by those outside the community. 
• Affordable housing should not mean congested living – new developments must blend in with the 

existing community. 
• Explore the use of accessory apartments. 
• Landscaping. 

 
FAIRVIEW MEETING 

MAY 19, 2008 
Open Group Visioning 

TRANSPORTATION 
Positive 

• The shuttle bus. 
 
Negative 

• There should be less malls or have less traffic. 
• Better bus routes on Hillside Avenue – it’s very dangerous to exit. 
• Ban overnight street parking. 
• Lack of sidewalks. 
• We need sidewalks on Old Tarrytown Road – three deaths in twenty years. 



• Fulton Park has an unacceptable amount of traffic. 
• There should be a left turn sign at the traffic light at intersection of Route 119 and Rosemont 
• Boulevard and Dobbs Ferry Road – it is very dangerous to turn left onto Rosemont Boulevard. 
• Traffic on Route 119 is dangerous for pedestrians. 
• Need more sidewalks and bicycle routes. 
• Use common sense when reviewing traffic studies and how they say “there’s no impact.” 
• Control speeding better. 
• Move stop signs in certain neighborhoods. 
• Need traffic relief. 

 
INFRASTRUCTURE AND ENVIRONMENT 
Positive 

• Green space. 
• Sanitation workers are great – they are helpful and polite. 
• Excellent snow plow services. 
• Excellent trash removal services. 
• Sanitation and highway departments. 
• The fire department is in need a ten year plan. 
• Scenic beauty. 

 
Negative 

• Flooding issues – ensure work will be done to eliminate flooding that will reroute to private homes. 
• Sewer system needs to be improved. 
• Flooding – Manhattan Park maintenance. 
• The police station needs more lockers, offices and more space. 
• Flooding off the Bronx River Parkway at Maryton. 
• Removal of asbestos in all buildings that have it. 
• Sanitation. 
• Garage space for all people. 
• Life of buildings. 
• We need flood control. 
• More active clean-up of litter needed. 
• More use of sanitation department funds – e.g. cutting down trees, etc. 
• Improve infrastructure and environment. 
• Sidewalks need to be maintained and built. 
• State of infrastructure is poor and failing. 
• Flooding in Parkway homes / Bronx River. 

 
ECONOMICS AND LAND DEVELOPMENT 
Positive 

• We need tax money – what kind/type of commercial development is being proposed? 
• If the Comprehensive Plan is not developed in a specific time, how much will it cost? 
• Parks and open spaces. 
• Keep wetlands and trees on Hillside Avenue. 

 
Negative 

• Don’t spend money just because you get a grant. 



• Taxes are too high and are ever increasing. 
• No multiple dwelling homes. 
• Greenburgh needs affordable houses – Fairview is over saturated with low income and “affordable” 

apartments. 
• No more building – keep some open land. 
• No more affordable housing at the expense of tax payers. 
• Golf course off Knollwood Road appears to be better used as a public space, e.g. park. 
• Appropriate housing assessments. 
• Need sidewalks for walking. 
• Drainage and flood control is seriously needed in Fairview. 
• Spot zoning changes for special interest developers. 
• Zoning codes are administered to be enforced, not the other way around. 
• Maintain current zoning until the Comprehensive Plan is accepted. 
• Do not use the open spaces much – they are not accessible. 
• The Stuckley/Audi furniture stores did not plant trees to cover building area from houses on Randolph 
• Road after leaves fall in autumn. The building is an eye-sore from behind – three stories high. 
• Better lighting. 
• Flooding issues. 
• Zoning – will it affect different neighborhoods? 
• What is the point of a Comprehensive Plan if zoning is going to be changed before the Plan is voted 

on? 
 
 
QUALITY OF LIFE 
Positive 

• The Town should apply for CDBG funds to rehabilitate low income single family homes. 
• Senior transportation – walkways. 
• Medical care access. 
• Individual characteristics of neighborhoods. 
• Where local civic associations agree – allow accessory apartments in single family homes for families 

in need (seniors). 
• Diversity. 
• Intergenerational recreational facilities. 
• Scenic beauty. 
• Affordable housing (we need more). 
• We’re here because we like the way it was. 
• Public services are good. 
• Continue to enhance community programs for all age groups (youth, adults and seniors). 
• Maintain and increase, where possible, facilities and programs for our youth and seniors. 
• I love all the “green-ness” of Greenburgh. 
• Responsive and collaborative approach to government. 
• A Town board, zoning board and planning board that listens and respects the residents. 
• Town, planning and zoning boards that listen and respond to tax payers and Boards that listen and 

respect us. 
• One family homes are well kept, especially landscaping. 

Negative 
• What about day workers standing on corners and streets in front of “Vavaros”? 



• Better enforcement of housing codes i.e. single family homes are becoming rooming houses – the 
zoning laws need to be enforced. 

• Illegal multifamily housing. 
• Lower taxes! 
• Limit run-down housing. 
• Increase our tax base with businesses. 
• No low income housing. 
• No bus transportation at seniors residences i.e. Manhattan Avenue. 
• Illegal rezoning of single family homes – multiple families living in single family homes and defying 

the Town’s zoning laws. 
• Senior housing. 
• Some housing needs to be refurbished. 
• Recycle pickup used to include papers commingled on same day – why the change to separate and 

have separate pickup days? 
• Allow Fulton Park to have affordable housing at 22 Tarrytown Road – but not a massive building. 
• The police department just refinishing their building. 
• Too much traffic on one roadway entrance and exit in Fulton Park. 
• Fines for non-operational cars, no plates, and flat tires that look abandoned on properties. 
• Fines for homeowners that leave trash in front of their houses. 
• Keeping neighborhood whole, not divided (Fulton Park). 
• Single family homes that are being used as multifamily. 
• Flooding issues. 
• Letting residents make decisions that pertain to their neighborhood to preserve their community. 
• We need coordination with government officials and residents of the six villages – we cannot focus 

on Fairview alone. 
• A “green roof” is not needed – we need a playground in Fulton Park (none available). 
• Greenburgh school district (Central 7) needs to be improved – it does not have a reputation as a great 

school district. 
• How long will it take to fill in the potholes on Route 119? 
• Why does White Plains have nice trees along Route 119 and Greenburgh has crap? The trees are half 

dead. 
• Seasonal flower planting and maintenance of public areas. 
• Excessive speeding. 
• Loitering on private residences. 

 
KNOLLWOOD ROAD / ROUTE 100A / ROUTE 100B MEETING 

MAY 29, 2008 
Break Out Group Visioning 

TRANSPORTATION: F&A TEAM 
• Railroad service. 
• Lack of commuter parking at the White Plains train station and the express bus to New York City. 
• There is no transit hub (centralized transportation center) – we would like shuttles. 
• Poor bus service – times of service and the destinations covered: 

No service at 6:45PM (add later service to the number 38 bus). 
• Lack of public transit on Knollwood Road. 
• Shelter at bus stop on Route 100A (near the Hartsdale express/local bus stop). 
• More walking paths/sidewalks: 



• Along Route 9A and Knollwood Road (sidewalk to A&P Shopping Center). 
• Groomed, widened pedestrian paths. 
• Shuttle bus from Orchard Hill to swing around to Pondside condominiums. 
• Route 9A traffic and noise conditions (State owned and operated road): 
• Pavement rattles (temporary pavement?) 
• Flooding conditions. 
• Road entering Woodlands High School has potholes and needs repair. 
• More traffic: 
• More pedestrian/bike choices and expanded opportunities/network. 
• Increase adequate parking (shoulder parking) and meters (which is Town maintained). 

 
INFRASTRUCTURE AND ENVIRONMENT: F&A TEAM 

• Greenburgh Nature Reserve and parks. 
• No flooding issues- except 100B. 
• Well maintained roads in winter; good plowing services. 
• Good garbage pick-up services. 
• Street drainage -- a catch basin cleaning is needed. 
• Need to update sewer/water infrastructure; ongoing maintenance. 
• Roads are cracked and decaying: Worthington and Woodlands Avenue curbs in need of repair. 
• Scheme for sidewalk installation on Knollwood Road. 
• No enforcement of upkeep of private property. 
• Abandoned cars. 
• Lowering property values. 
• Need more frequent pick-up of fallen leaves in the fall. 

 
ECONOMICS AND LAND DEVELOPMENT: F&A TEAM 

• Not enough 2-family housing. 
• Lack of affordable senior housing or multi-family attached rentals. 
• Overcrowding -- single family housing used as multi-family housing. 
• Consequences related to lack of affordable housing. 
• Lack of “sense of place”- no recognizable signage (strip malls), no collection place (social/civil core), 

no gateway/established entry point into the Town. 
• Need to preserve landscaping of trees, and avoid clear-cutting with new development. 
• Commercial upgrade to improve quantity and quality of Knollwood. 
• Open space provided for high density housing throughout Town. 
• Compatible zoning. 
• Integrate individual plans into Comprehensive Plan (1980s, etc. –update as needed). 

 
QUALITY OF LIFE: F&A TEAM 

• School districts need improvement. 
• Safety in schools and routes to school. 
• Poor reputation -- low education attainment/varied and inconsistent quality of education. 
• Harder to sell houses in this school district (Central 7) than others -- as a result of academics. 
• Beautiful parks and recreation opportunities. 
• More activities needed for teenagers -- teen center or a boys’ and girls’ club. 
• Lack of senior services: abbreviated bus schedule/housing for seniors. 
• Not enough playground space in parks. 



• Positive -- it’s nice to have “property cards” on Town’s web site! 
• Recycling is good. 
• Lack of sidewalks, connections to commercial areas. 
• Lack of uniform signage for commercial areas. 
• Poison ivy- West Hartsdale, Knollwood Road, Worthington. 
• Radio reception interference. 
• Core- Community Hub- library as central gathering point. 

 
KNOLLWOOD / ROUTE 100A / ROUTE 100B MEETING 

MAY 29, 2008 
Open Group Visioning 

TRANSPORTATION 
Positive 

• Orchard Hill bus to Hartsdale Railroad station is a plus. 
• Good transportation to New York City (MetroNorth) 
• Adequate parking meters in areas outside village centers. 

 
Negative 

• Lack of parking for transportation (i.e. White Plains and Hartsdale train stations and the Express Bus 
to New York City). 

• No transportation hub (shuttles primarily). 
• Poor bus transportation. 
• The outcomes of truck traffic on Route 9A – noise level and road conditions. 
• Shelters for bus stops on Route 100A. 
• More walking paths/sidewalks. 
• Lack of public transportation along Knollwood Road. 
• Abbreviated public transportation schedule. 
• The number 38 bus runs only after 5:00PM – the last bus is about 6:45PM. 
• The road into Woodlands High School. 
• We need more pedestrian and bike opportunities – sidewalks and bike routes. 

 
INFRASTRUCTURE AND ENVIRONMENT 
Positive 

• Parks in Town and the Greenburgh Nature Preserve. 
• Roads are well maintained in the winter. 
• Garbage pickup is a good service. 
• No flooding issues. 

 
Negative 

• Drainage is inconsistent on streets. 
• Update sewer and water infrastructure. 
• Safe sidewalks along Knollwood Road. 
• Roads are cracked and decaying. 
• No enforcement of upkeep of private property which brings values down. 

 
ECONOMICS AND LAND DEVELOPMENT 



Positive 
• Preserve the landscaping (trees, etc.) on new construction sites. 
• Open space for housing. 

 
Negative 

• Mixed zoning is not compatible with residential neighborhoods (Knollwood Road). 
• Too many car dealers on Route 119. 
• What happened to the old Targeted Rezoning Study of 1986? 
• More tree pruning near power lines and street lights. 
• Unincorporated Greenburgh needs a town square. 
• There are not enough two family homes. 
• Need to upgrade the Greenburgh Shopping Center at Knollwood Road (i.e. A&P) to attract shoppers. 
• No affordable senior housing for middle class residents. 
• No enforcement of single-family housing with multiple families. 
• More variety in communal areas. 
• Better shopping – more quality stores. 

 
QUALITY OF LIFE 
Positive 

• Overall school districts. 
• Garbage and recycle collections are excellent. 
• There is not much sound pollution caused by airplanes. 
• Great cultural events at Westchester Community College and the library. 
• Recreation programs. 
• The police and fire departments and the ambulance emergency response are excellent. 
• Beautiful parks – lots of greenery. 
• Good recreation at Town Park and the Theodore Young Community Center. 
• Many recreational offerings for all ages available. 
• Westchester Community College and SUNY Purchase offer many courses for seniors and retirees. 
• Quiet, peaceful neighborhoods. 
• The new library should be a great gathering place. 

 
Negative 

• Rampant poison ivy along West Hartsdale Avenue, Hillcrest Avenue and Knollwood Road. 
• More activities needed for teenagers. 
• Not enough playground space in Broadview/Orchard Park. 
• Maintenance of patches of public property on the side of the roads (litter removal, weeding, etc.) 

needed on Hillcrest Avenue, Knollwood Road and more. 
• Radio reception and interference (e.g. 1010AM is hard to get at times). 
• Create uniform signage guidelines for commercial areas. 
• Lack of sidewalks in neighborhoods to access commercial areas. 
• School safety. 
• Greenburgh schools have a poor reputation. 
• Lack of services for seniors. 

OTHER: 
 
Negative 



• Public notice of meetings. 
 

JACKSON AVENUE/DONALD PARK MEETING 
JUNE 10, 2008 

Open Group Visioning 
TRANSPORTATION 
Positive 

• Highway connections- easy access on and off the freeways. 
 
Negative 

• Lack of sidewalks. 
• Lack of bus service to train stations/particularly during rush hour 3 PM-5 PM. 
• No east-west roads 
• Need public transport/bus lines on Old Jackson Ave (to eliminate traffic). 
• Railways- resident/non-resident parking rules are unfair to Clarewood residents. 
• Build up of pollution from I-87 and parkway corridor due to traffic. 
• Jackson Avenue -inadequate to handle growing volume of traffic between 9A and Central Park 

Ave/Sprain Parkway particularly during rush hour 3 PM-5 PM; same on Ardsley Road from Sprain 
• Parkway to Village. 

 
INFRASTRUCTURE AND ENVIRONMENT 
Positive 

• Consistency in removal of dead trees from lots along winding roads. 
 
Negative 

• Need to institute Town wide composting of garden and kitchen scraps. 
• Need to provide easy and proper disposal of fluorescent light bulbs. 
• Grocery stores/supermarkets should implement reusable bags or charge for plastic bags. 
• Need to institute a “Pay as You Throw” program to reduce wasteful practices and help to pay for the 

sanitation trucks. 
• Major flooding problems on Saw Mill, Route 9A, and Jackson Avenue- what can be done? Critical 

problem in the neighborhood. 
• Sprain-Jackson Drainage District and Flooding- need to implement what was planned and paid for in 
• 1984 but never happened. 
• Preservation of trees will help with flood control, noise and pollution problems. 
• Sidewalks/bike ways/school buses- what happens when gas goes up to $10 a gallon? 
• Ridge Hill’s impact on current support services and access roads. 
• Safety of overhead wires. 

 
ECONOMICS AND LAND DEVELOPMENT 
Positive 

• Single family housing, not a cloned community. 
• Large property lots. 
• Rural neighborhood with lots of trees- needs to be maintained. 

Negative 
• High taxes are growing at too fast a pace; reassess property value to adjust tax rates. 



• No business partnership is promoted to help build jobs that will reduce taxes. 
• Rezoning retail use to office use is needed. 
• Residential communities are encroached by development (need to protect these communities). 
• Oversized houses on too small lots. 
• Should not allow proposed developments to move forward until Comprehensive Plan process is 

completed –must all be green. 
• Need to protect/maintain open spaces; there are too many shopping areas. 
• Hastings riverfront is a disgrace. 

 
QUALITY OF LIFE 
Positive 

• Good recreational facilities and “green” parks. 
• Tree lined streets and quiet neighborhoods. 
• Diversity and culture offers variety of socio-economic groups, not a cookie cutter neighborhood. 
• Good school districts (Hastings/Dobbs Ferry/Ardsley). 
• Beautiful views of the Hudson River. 
• Close proximity to NYC. 
• In general, public services are very good. 

 
Negative 

• A need for Wi-Fi services in parks. 
• Unlicensed massage parlor provides prostitution. 
• Need for affordable housing. 
• One town/village controls issues that affect other towns/villages who have no vote in the matter. 
• Structure of public services is too cumbersome. 
• Noise/smoke/fumes are a problem. 
• Trash collection services are rude and unreliable. 

 
 
 
 

JACKSON AVENUE/DONALD PARK MEETING 
June 10, 2008 

Break Out Group Visioning 
TRANSPORTATION: GROUP LEADER – Frank Doherty 

• Congestion on Jackson Avenue- making a left turn onto 9A. 
• Clarewood is impossible to get out by the cemetary/Mount Hope. 
• Lack of public transport on Jackson Avenue connecting Hastings to Central Avenue. 
• Need an east-west link corridor for the overall community at large. 
• Disparate rules for parking for Post Office and residents at Hastings train station. 
• There are few exits off the Thruway, which causes a build up of truck and traffic congestion crossing 
• Ardsley. 
• Sidewalks needed on Central Avenue/Ashford Avenue/Rt. 9A. 
• Ashford Avenue bridge construction- need a traffic light. 
• Safe routes to school –Sprain and Ardsley need either 4-way traffic light or all-way stop. 
• Approved residential projects on Ardsley border: 

o Winding Farm provides only one 2-lane road off Route 9A. 



o Ardsley Green/Ardsley Estates- 18 houses. 
o Access point through local streets in Ardsley- promised to connect development to Sprain and 

never happened. 
o Residential development is adding to already congested traffic problems. 

 
INFRASTRUCTURE AND ENVIRONMENT: GROUP LEADER: Lou Weinstein 

• Important focal points: 
o Water 
o Sewer 
o Storm water 
o Wetlands 
o Open space 
o Solid waste 
o Recycling 

• Municipal water system on Old Jackson Avenue needs a system extension. 
• Extended gas utilities needed. 
• Septic systems are still being designed (Topland-Hawthorne). 
• Flood control –a physical issue that needs to be assessed (available funding). 
• Development impacts flooding and traffic, especially on Sprain Road. 
• Sprain Brook is 7 miles long and joins Bronx River 3 miles south of Jackson Avenue. 
• Old Grassy Sprain Reservoir- detention in old land fill? 
• Tree management needs planned restoration before removal. 
• Open space focus on Revolutionary Trail and Redoubt. 
• Hastings Greenway to South County Trailway. 
• Waste Generation Reduction- “pay as you throw” needs to be implemented. 
• Required composting (homeowner) or to public site needed. 
• Concerns of Gelsprain impact: 

o Cemetary impact 
o Runoff is too small under the Thruway 
o 25 Old Jackson- receives flooding (in 100 year flood zone). 

• Major flooding occurs once every three years: 
o Old Jackson Avenue 
o Ashford Avenue 
o Ardsley (2 per year) 

 
ECONOMICS AND LAND DEVELOPMENT: GROUP LEADER: Steve Hunt 

• Land Use: 
o Need to set the tone by paying attention to land use and stop development. 
o Less demand on infrastructure. 
o More focus on flooding and environmental impacts. 
o Schools need improvement. 
o Worried about changing the “character” of the neighborhood. 
o More controls on what is built or being built- mainly size restrictions on homes. 
o Stop variances- out of scale houses block lighting to others and neighborhoods are loosing 
o “green”. 
o Town needs to support residential land use around Donald Park/Jackson Avenue area. 
o Town needs to cut back on commercial development around 9A between Yonkers and Ardsley. 
o Roll back commercially zoned property on OB1-lots; similar to the direction 25 years ago- 



o Mendham Avenue. 
o Major concern regarding impact of Ridge Hill on Jackson Avenue. 
o Greenway is very positive for re-use of land -38 miles. 

• Economics: 
o Need to implement a plan to bring in business to commercial zones: 

- Vacant storefronts offer available space. 
- Reposition- Ciba Geigy 

o Greenburgh is economically diverse- a plus. 
o Need to preserve middle class character. 
o Concerns regarding “commercial creep”. 

 
QUALITY OF LIFE: GROUP LEADER: Evan Smith (F&A) 

• Focus on what brings and keeps people here. 
o Born and raised in community. 
o Average- people have been here 10-20 years. 
o Combination of access and good community resources. 
o Diversity of residents. 
o Ability to attract professionals (accessibility). 
o Suburban setting with access to NYC. 
o Public services are excellent. 
o Dislike recycling scheme; it is not as advanced as other communities- why are only type 1 
o and type 2 offered? Why not all seven? 
o Police services are very responsive. 
o Library is good. 
o Need to figure out how to create a more efficient government to: 
o Conserve spending and lower taxes 
o Sharing services with economies of scale 
o Central Avenue- is the State in control? 
o Need to develop a downtown to create a sense of identity- use of flags as an option for unity. 
o Artistic and cultural events such as an Arts Festival are needed to create a sense of identity. 
o “Celebrate Greenburgh Day” –a parade as a suggestion? 
o Good infrastructure, parks and green space. 
o Town should put all wires underground to eliminate problems with varied wires. 
o Ridge Hill: residents will move after completion. 
o How big? 
o How accessible? 
o Development near train stations will increase the quality of life, and add to diversity of 

neighborhoods/retail. 
o Mass transit will not reduce Greenburgh traffic. 

 
COMMUNITY CHARACTER: GROUP LEADER: Jill Barrett (F&A) 

• Greenburgh Nature Center is needed. 
• Population is too overcrowded. 
• Mini-districts are all different. 
• Water co-linkage needs to be implemented. 
• Third largest Town in the State. 
• Identity and sense of community needed. 
• Services provision is too confusing. 



• “Greenburgh” doesn’t exist- different addresses throughout neighborhood. 
• Multiple school districts separate the community. 
• People feel positive being a part of a Village. 
• No Post Office or Main Street to centralize the community. 

 
Route 9A/NORTH ELMSFORD MEETING 

JUNE 24, 2008 
Open Group Visioning 

TRANSPORTATION 
Positive 

• Good access to trains and major highways. 
 
Negative 

• Excessive noise from highways – 9A and dust. 
• No mass transportation – small buses from Knollwood Road to train stations needed. 
• The #40 bus -stop on Grasslands Road is needed on Mt. Pleasant side for employees of Westchester 
• Meadow/Hebrew Hospital. 
• No sidewalks in north Greenburgh, Knollwood Road, and for pedestrians on 9A (leading to 3 

fatalities recently). 
• No bus to rail transportation accessible to North White Plains Railroad Station; and no parking for 
• Greenburgh residents. 
• North Greenburgh traffic southbound on Route 9A/Payne Street – intersection needs a left turning 

lane and a turning signal. 
• Excess truck traffic at certain hours – UPS/FedEx/Coca-Cola – between 8:30 and 9 AM. 
• Excess traffic from movies and big box stores (Sam’s, Home Depot). 
• Beaver Hill neighborhood – only one access – in the event of an emergency there is no emergency 

access. There is room for a possible regulated gate. 
• Route 9A congestion – trucks stopping creates traffic jams. 
• Knollwood Road has a speeding and excessive noise problem, particularly from motorcycles. 

 
INFRASTRUCTURE AND ENVIRONMENT 
Positive 

• Responsive local government. 
• The parks in incorporated Greenburgh/Elmsford area. 
• Public services and sanitation are well maintained. 
• Police Department, Fire Department and DPW are well provided. 

 
Negative 

• Lights are needed on the streets off of Knollwood Road (North Manor and South Manor). 
• Need to address flooding issues on Saw Mill River/Route 9A area. 
• 9A can be completely flooded after a heavy rain, making it impossible to drive on. 
• Reports suggest some contamination in the water supply purity. 
• Drainage problems need to be addressed on Route 9A and Payne Street. 
• No sewers on Taylor Road between Sprain Parkway and NYC aqueducts. 

 
ECONOMICS AND LAND DEVELOPMENT 



Positive 
• Maintained and expanded affordable housing to foster diversity. 
• Knollwood Country Club. 
• Westchester Community College. 
• New York School for the Deaf. 
• Zoning separation between residential and commercial areas. 
• North Greenburgh is a very busy, mixed use area with a plethora of businesses in addition to 

residential areas. 
 
Negative 

• Zoning issues – multiple families in one family houses renting rooms. 
• Too many illegal immigrants create overcrowding. 
• North Elmsford R-5 zone on lower streets off of Payne Street is too overcrowded. Needs R-7.5 zone. 
• Lack of employment opportunities for young people 18-25 – especially youth of color. 
• No public places with charm; needs upscale restaurants 
• We need a “replacement” neighborhood restaurant at 9A and Payne Street. Restaurants have come 

and gone. 
• Lack of enforcement with respect to illegal tenancies. 

 
QUALITY OF LIFE 
Positive 

• Quiet, green open spaces. 
• Good public services. 
• Good schools in north Greenburgh, but only because of sharing with Mt. Pleasant school districts. 

 
Negative 

• Drug activity on Payne Street. 
• Police patrol is lacking in some instances – illegal housing units is a problem. 
• Pollution, debris, run down “ghetto” like living conditions on 9A in North Elmsford to 287 North Old 
• Country Road. 
• Lack of senior services –transportation/garbage and recyclables/meals/shopping assistance. 
• Excessive noise from Sprain Parkway and cars speeding up Payne Street. 
• Continuous harassment of black youth by police. 
• Town “branding” is needed to create a physical “space” identity – parks/stores – to show that this is 
• Greenburgh. 
• It is hard to define for anyone where the “town” is. 
• Need a neighborhood disaster plan. 

 
Route 9A/North Elmsford MEETING 

June 24, 2008 
Break Out Group Visioning 

TRANSPORTATION: GROUP LEADER – F&A Team 
• Route 9A and Payne Street: 

o Too many trucks and accidents. 
o Dangerous left hand turning. 
o Dunkin Donuts – shouldn’t be able to make left turn in or out. 



o Safety issues. 
o 9A bypass? Could this help? 
o Purchase land for 9A bypass before it’s too late. 

• “Movement of the Brown Cows” (Fed Ex, UPS): 
o FedEx between 8:30 AM – 8:45 AM traffic. 
o Becomes a one-lane road. 
o That’s the issue of our neighborhood – traffic! 

• Sidewalks: 
o Knollwood Road coming down next to New York School for the Deaf is very dangerous. 
o Bus route is very sporadic. 
o Sign on Knollwood – “deer crossing”. 
o In front of Police Station. 
o No sidewalks in Beaver Hill – don’t want them! 
o Same feeling on Knollwood Road – burden to shovel/maintain. 

• Noise and Highways: 
o Sprain Brook Parkway. 
o Louder with barrier walls. 
o No enforcement of noise laws. 
o Motorcyclists on Knollwood Road – loud and fast (worst at 5 PM – 6:30 PM). 

• Transit: 
o Connect neighborhoods to train stations via bus. 

• Road Access/Emergency Access: 
o Dead ends – install police controlled gates. 
o Only way for an emergency road is on Knollwood Road – and this becomes impossible for 

emergency vehicles. 
o It it’s not an emergency gate – then it is a safety issue. 
o Knollwood Road, Old Tarrytown Road – cars have to wait for oncoming traffic to clear to make a 

left turn. It becomes a safety issue for people to go around; need to make the road a little wider 
for bypass. 

 
INFRASTRUCTURE AND ENVIRONMENT: GROUP LEADER: F&A Team 

• Not just a Greenburgh problem -- Hawthorne Circle was a diverter; Mt. Pleasant water flow down to 
us. 

• Army Corps of Engineers – objected to Greenburgh removing debris. 
• What about environmental issues with oil and grease getting into properties? 
• Do a cost analysis for areas with flood plains – Babbit Court. 
• Look at purity of water – water supply to impose a criterion for people at risk for infectious diseases. 
• Different waterways – schools adopted streams to do water quality checks. 
• Planning Board taking a look at better design in river flood plain area. 
• Payne Street – Town needs to take a look at Cabot Avenue water in a flat area. 
• Payne Street and Sears Street have two drains on the north side but none on the south side. 
• Water used to run in between two houses to catch-basin near Elmsford line; now it does not. 
• Stagnant water breeds mosquitos. 
• No sewers between Sprain Brook Parkway. 
• Route 9A flooding – not always caused by the Saw Mill River but water racing down Payne Street. 
• Inadequate drainage along all of 9A. 
• In the future – windmills? Columbia, Missouri cited as an example. 
• Can community look at alternative energy resources? 



• Provide tax breaks for “green incentives” -- general education in community for what can be done. 
• Is there any budget to implement these ideas? 
• Corporate sponsorship – standards for commercial development – need to build sidewalks. 

 
ECONOMICS AND LAND DEVELOPMENT: GROUP LEADER: F&A Team 

• The definition of residential and commercial land in the zoning code is a strength. 
• Address affordability of local taxes – think about ways to expand tax base. 
• Affordable housing property – “affordable” is a relative term. 
• Homeless shelter, low income housing, condos, smaller houses, senior housing -- there is diversity in 

types. 
• Already have a mix of homes and affordability. 
• Tax impact on fixed income houses – diversity of tax base. 
• Potential for selling land (example: School for the Deaf) and development potential – need to change 

zoning? 
• Open land – priority to preserve? 
• Will there be a moratorium on development? 
• Cross-County corridor is a potential for transportation stops/areas. 
• Supermarkets and upscale restaurants are needed. 
• Need “late night” restaurant options. 
• Lack of shopping in the area. 
• No Starbucks or great coffee shops. 
• After movie theater, need somewhere to go besides City Limits. 
• Houses are too close together – need larger parcels. 
• North Elmsford – building outside variances. 
• Variance applications – need signs to notify neighbors. 
• Upzoning of areas. 

 
QUALITY OF LIFE: GROUP LEADER: F&A Team 

• Community Center is a focal point –support from the Town has helped many youth and seniors. 
• Cut off for School District boundaries in North Elmsford is strange – 2 sides to that debate that needs 

to be pursued on larger State platform. 
• Debris and pollution are a problem. 
• Illegal housing issues. 
• Lack of police patrol in North Elmsford; when they do patrol, it is for the wrong reason. 
• Police lacking on Route 9A – trucks stopping and zooming through red lights. 
• Grasslands Road – homeless walk through property on reservation. 
• Jurisdiction needs to be defined – Greenburgh on one side of the line; Mt. Pleasant on the other – a 

mix mash of “who covers what”. 
• People hanging out in restaurant parking lots. 
• Rules and regulations for homeless needed. 
• Knollwood Road needs police patrol to address community needs. 
• Police stagger at times at the park near Payne Street. 
• Senior needs – what services are available? 
• More awareness of recycling and getting them to the curb. 
• DPW and sanitation do a wonderful job! 

 
COMMUNITY CHARACTER: GROUP LEADER: F&A Team 



• Culturally diverse -- hard to define “Greenburgh”; Villages define the Town. 
• People care and are concerned about neighborhood. 
• Services provided (snow, library, seniors). 
• Ability of Town and Villages to work together/cooperation. 
• Presence of police services. 
• Wide, open spaces. 
• Variety of programs and activities offered. 
• Substantial industrial base. 
• No “main drag” or “center”. 
• Longevity – residents have lived here for a long time. 
• Architectural differences and varieties of buildings. 
• Mature town – buildings and homes. 
• Easily accessible from highways. 
• Mixture of working class and seniors. 
• Suburban area. 
• “Green” and peaceful. 
• Polluted and dusty. 
• Beaver Hill – adding on to single family homes; traffic makes it not a quiet place; trucks 

diverted into area; not how it “used to be”; tightly packed and narrow streets. 
• Knollwood/Mayfair – adjacent to Westchester Community College; large open spaces. 
• Mayfair Acres – dogs walking/kids playing. 
• Hartsdale Hills – lack of development; golf course, golf range, no commercial area. 
• Westchester Hills Condominiums – many do not know it exists; townhouses and apartment 

buildings; swimming pool; self-managed. 
• North Elmsford – social and political ties. 
• Not homogenous/diversity – negative. 
• Divided by Sprain Parkway (bisects). 
• Noise increasing over the years. 
• Septic problems – no sewers in some areas. 
• Flight plans for Airport – in flight path depending on weather. 
• Major traffic arteries – mixed positive and negative. 
• Fire engines, ambulances, helicopters into Westchester County Medical Center. 
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Introduction and Overview 
 

On March 19, 2009, two focus groups were held in the Greenburgh Town Hall to discuss the 
opportunities and constraints for redevelopment of Central Park Avenue and the other commercial 
corridors in Greenburgh.  The first session involved members of the real estate profession who are 
involved with commercial properties in the Town.  Participants in the second session included property 
owners and/or developers involved in properties along Central Park Avenue and the other commercial 
corridors.  The groups identified the following issues and opportunities: 

 

ISSUES:  

Anti-development attitudes:   In both sessions, Greenburgh was described as a community in which it 
was difficult to win approval for development projects.   

High taxes/costs:  In addition, both sessions highlighted the fact that high taxes in Greenburgh put it at a 
strong cost disadvantage compared to other locations in Connecticut, New Jersey or even Yonkers.  

Costly/lengthy approvals process:  The development approvals process was described as time-
consuming and cumbersome, providing a further disincentive for the redevelopment of Central Park 
Avenue. 

Outdated/Counterproductive Regulations:  There was also widespread agreement in both sessions that 
Greenburgh’s current zoning regulations are a major factor in keeping desired development out of 
Greenburgh.  Low floor area ratios and high requirements for parking make it difficult to attract 
restaurants and specialty retailers, such as furniture stores, as well as small footprint specialty stores 
that would be best suited for multi-tenant buildings.  Inflexible signage regulations were also cited as a 
major problem for retailers.  In addition, participants felt that some environmental regulations (e.g., the 
steep slopes regulations) created burdensome constraints for development that are unrelated to 
effective environmental stewardship.   

Increased Competition:  Central Park Avenue (as well as all commercial areas in Greenburgh) will be 
facing increased competition beyond just the problems associated with the current economic downturn.  
The imminent opening of Ridge Hill Village will introduce over 1.3 million square feet of retail space into 
the market at a time when the Central Park Avenue corridor has over 200,000 square feet of vacant 
retail space.  In addition, the recent consolidation of corporations operating “big box” stores means that 
more and more locations will be competing for fewer and fewer of such stores.  Finally, participants in 
both sessions pointed out that the trends in retail development are toward smaller foot-print stores in 
high-density, mixed-used developments.  Under current zoning, such development is much more likely 
to consider locating in the Villages or White Plains rather than in Greenburgh’s commercial areas. 
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OPPORTUNITIES: 

There was a near-unanimous sense that, with appropriate changes in attitude and policy, Greenburgh 
could be the site of significant amounts of high-quality sustainable development.   

High-density, Mixed Use Development:  Participants asserted that, if the regulations governing the 
development of Central Park Avenue (and the other corridors in town) could be revised to support 
nodes of higher-density, mixed use development, this could have multiple benefits.  It would bring down 
the per-square-foot costs of taxes by spreading those costs across larger building footprints on 
appropriate sites.  It will also make the corridors more attractive to progressive developers currently 
seeking sites for such neo-traditional, transit-oriented development.   

Reducing Costs & Delays in the Approvals Process:  Participants made the point that if the regulatory 
process could be simplified, the costs of doing projects in Greenburgh could be reduced and Greenburgh 
itself could become a much more attractive site for development.  Suggestions to address this include 
the creation of Generic Environmental Impact Statements (GEIS) for key development areas in the 
Town.  

Enhanced Local Identify:  The creation of such nodes would create or strengthen the identity of the 
surrounding areas, enabling the development process to simultaneously strengthen the quality of life in 
Greenburgh through hamlet revitalization.  It was also suggested that Greenburgh cooperate with the 
County, the Villages and other jurisdictions to ensure that development that is attracted to each 
community is complementary to the development goals of its neighbors, increasing the potential for 
further development in each of the participating jurisdictions. 

Improved Opportunities for Transit:  Finally, it was pointed out that the creation of such nodes would 
also make it more feasible to serve those areas with mass transit, potentially reducing some of the 
traffic problems on Central Park Avenue and elsewhere in Greenburgh. 

Promoting Local Business Association(s):  Participants also agreed that it may be useful to create a 
business association for Central Park Avenue (as well as for other areas in the Town).  Such an 
association could provide a clear and strong voice for business interests as the Town considers revising 
zoning and other regulations to improve the Town’s economy and promote overall quality of life.  

 

Detailed descriptions of each of these meetings follow.  The sessions followed a similar format.  They 
began with a discussion of “global issues” facing Greenburgh’s commercial corridors.  Participants were 
asked to identify issues affecting Greenburgh that may not be directly related to the specifics of the local 
real estate market or local regulatory policies.  From there, participants were asked to focus on 
“constraints” to development that were unique to Central Park Avenue and the other commercial 
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corridors in the Town.  Following the discussion of constraints, the agenda moved on to “solutions.”  In 
particular, participants were asked to identify policy responses (or other initiatives) to address the 
constraints identified earlier.  Finally participants in both sessions were asked to define “opportunities” 
for development or redevelopment that exist for Central Park Avenue and the other commercial 
corridors in Greenburgh.  The descriptions below summarize the discussions at each meeting.  Note:  
these are summary descriptions, not transcriptions.  In some cases, the topics discussed have been 
reordered or consolidated to provide the reader with a clearer, more concise description of the 
substance of the conversations than would be available through a literal transcription. 

 

Session with Real Estate Agents:  March 19, 2009  9-11AM  Jackson 
Conference Room 
Attendees: 
Gene Berger, Aries, Deitch & Endelson 
Erminia P. CurcioErminla Curcib, Resident, Project Manager 
Martin Deitch, Aries, Deitch & Endelson 
Dennis Dilmaghani, Dilstan Realty Corp 
Barry Endelson, Aries, Deitch & Endelson  
Donna Gage, Aries, Deitch & Endelson 
Bill Hesse, Aries, Deitch & Endelson 
Leda Maduriera, Aries, Deitch & Endelson  
Charles Whang, Prudential Rand Commercial Services 
 
Garret Duquesne, Town of Greenburgh 
Peter Fairweather, Fairweather Consulting 
Thomas Madden, Town of Greenburgh 
Fran McLaughlin, Greenburgh Planning Board, CSPC 
Francis Sheehan, Greenburgh Town Board, CPSC 
Walter Simon, Greenburgh Planning Board, CSPC 

Global Issues 
Participants expressed the concern that regulations on Central Park Avenue are “driving away” activities 
and uses that appeal to younger adults such as restaurants and entertainment.  As a result, such 
activities are now concentrating in the Villages and White Plains. 

At the same time, existing regulations do not respond to the needs of an aging population.  For example, 
there are no sidewalks along much of Central Park Avenue.  Similarly, there is little provision for buses or 
transit along the Avenue.   
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On the other hand, it was argued that pedestrian-friendliness is not as important for Central Park 
Avenue, given that most of the users of stores and services along Central Park Avenue expect to reach 
their destinations by private car.  This still presents a problem in that much of Central Park Avenue 
features poor access and egress due to poor sight lines and the existence of many curb cuts.  In addition 
the traffic lights along the Avenue are not timed with one another, making it more difficult and time-
consuming to navigate Central Park Avenue. 

Greenburgh’s relatively high real estate taxes also present a problem for Central Park Avenue.  They 
tend to be 3 or 4 times higher than similar areas in Connecticut and New Jersey, with such taxes along 
Central Park Avenue now ranging between $7.00 and $10.00 per square foot.   This difference is seen in 
even the immediate local market.  For example, it was reported that Common Area Maintenance 
Charges and taxes for the Yonkers Gateway center are $6.00 per square foot compared to $13.00 per 
square foot for areas in the Edgemont/Scarsdale vicinity.  

Central Park Avenue’s commercial corridor will also be coming under increasing competition due to 
several factors: 

• The opening of the Ridge Hill project in Yonkers will introduce 1.3 million square feet of retail 
space into the market with national chains such a Williams Sonoma, Cheesecake Factory and 
Barnes & Nobles.  The Center is open-air shopping has good road access and will provide 
shoppers with easy access to the regional road system. 

• At the same time, an ongoing national consolidation among big box category killers (e.g., Home 
Depot, Barnes & Noble, etc.) means that more and more locations will be competing for fewer 
and fewer big name stores.   

• In addition, Cross County Shopping Center in Yonkers (with 971,000 GLA) is also being upgraded 
to focus on higher-end retail and dining/entertainment, adding 250,000 square feet in the 
process. 

• It was estimated that the Central Park Avenue corridor in Greenburgh currently has 200,000 
square feet vacant. 

While these trends are occurring, the national economic slowdown is causing more and more retailers 
to look for some relief from rents.   

Constraints specific to Central Park Avenue/Greenburgh 
The long abandoned Health Spa on Central Park Avenue was cited as an example of the regulatory 
constraints along the corridor.  Steep slope regulations limit what can be done with that site even 
though the slopes on the property wouldn’t necessarily be affected by redevelopment.  Those 
regulations reduce the allowable square footage for redevelopment.  In addition, the general 
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restrictions on floor area ratios for the corridor make it impossible to redevelop the property in a way 
the produces a reasonable return. 

Parking ratios were identified as a major constraint to redevelopment.  The regulations require too 
much parking regardless of the proposed use.  Thus a furniture store (which has a handful of customers 
at any one time) is held to the same parking standards as a general merchandise retailer (which may 
have dozens of customers at any one time).  Parking ratios were cited as a major deterrent for higher-
end restaurants. 

Signage regulations were also given as an example of a constraint on Central Park Avenue.  The current 
regulations have a single formula restricting signage, regardless of how far the business is set back from 
Central Park Avenue.  Thus, a business that is located 200 feet from the road must have the same size 
sign as one that is found fifty feet from Central Park Avenue. 

As in the specific case of the health spa property, floor area ratios in general were also identified as 
being too restrictive.   

While Greenburgh was lauded for its environmentally progressive attitude, concern was raised about 
potential regulations that would require “green” roofs for commercial buildings.  In particular, it was 
noted that such regulations require that local contractors be capable of installing green roofing.  Thus, 
the Town should make sure that contractors are educated about such regulations and able to provide 
the needed facilities to developers/property owners. 

Finally, there was widespread concern that the approvals process in Greenburgh is too time-consuming 
and costly for developers.  The concerns raised had less to do with the substance of the regulations, but 
rather the costs and length of time (which imposes an additional set of costs) to secure approvals in the 
Town. 

Potential Solutions 
It was recommended that the floor area ratio of current regulations could be increased dramatically.  
One example given was to raise current restrictions that may be as low as 10 percent to at least 20 
percent. 

The realtors also argued that signage regulations should be relaxed.  In particular, it was suggested that 
the size of the allowable sign should be calculated based upon the depth of the lot and the siting of the 
building on which the sign was to be located.  Buildings set back farther from the road on deeper lots 
should be allowed to have larger signs.  It was also suggested that greater variation should be allowed 
for the heights of signs, again depending upon where the sign is located within the parcel and/or where 
the building itself is located on the parcel. 

It was also agreed that it may be desirable to interconnect parking lots and provide common 
access/egress to Central Park Avenue for contiguous commercial properties.  This could be coordinated 
with an effort to provide better timing of the traffic lights along Central Park Avenue to make the 
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corridor more accessible for shoppers.  It was also suggested that the Town increase the visibility of 
patrol cars along Central Park Avenue as a means of traffic calming in the corridor. 

Façade improvements for properties should be encouraged by offering incentives to property owners 
(possibly tied to energy conservation).  For example, the Town may be able to secure grants related to 
energy efficiency to seed a revolving loan fund to provide low-interest loans for properties to improve 
their facades while integrating energy saving features (e.g., higher r-value insulation, thermal glass, etc.) 

Regulatory incentives were also identified as potential solutions.  It was suggested that incentives be 
created in the zoning regulations to encourage desirable uses.  For example, the floor area ratio 
calculations for restaurants could exclude the kitchen and storage areas, thereby increasing the 
allowable density for that use.  As an illustration, it was pointed out that the former Barnes & Noble 
“Halloween” building could potentially house an attractive furniture store if the floor area ratio was 
increased and parking requirements decreased for that site. 

Another potential incentive discussed was the possibility of using graduated density incentives to 
encourage the consolidation of smaller lots in the Town’s commercial corridors.  For example, a smaller 
single 5-acre lot may have a maximum floor area ratio of 20 percent.  If that lot was consolidated with 
an adjacent lot, the new 10-acre lot may have an allowable floor area ratio of 40 percent. 

There was general agreement that it may be useful to create a Central Park Avenue Business Association 
to provide a single more powerful voice to advocate to the Town on behalf of business interests when it 
comes to such issues as regulation changes, tax policy, etc. 

The question was raised whether commercial properties are over-assessed versus residential properties 
so that businesses are subsidizing the provision of Town services to residents.  No such assertions were 
made, but the question was raised. 

As an example of the importance of revising the zoning for Central Park Avenue, it was pointed out that 
some of the most attractive retail space in Town (the Hartsdale hamlet at the intersection of Central 
Park Avenue and 100A) consists of largely nonconforming uses.  If those properties were lost to a fire, 
under current zoning they could not be redeveloped in the manner that makes them attractive now. 

It was agreed that apartments located over retail along Central Park Avenue could be an attractive form 
of development if the apartments were reasonably priced and located in attractive school districts. 

Another solution offered was to enable zoning to “respond to the deal,”  that is, if zoning for Central 
Park Avenue (or other commercial corridors) had provisions that allowed for greater flexibility in terms 
of building placement, density, parking and mix of uses, it would be possible to work with developers 
who want to do creative mixed use projects along Central Park Avenue and elsewhere.  The idea of 
creating special overlay districts to allow such an approach was seen as a worthwhile option to consider.  
This would allow the creation of higher density nodes of activity along Central Park Avenue that could 
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provide the type of mixed-use specialty retail experience that currently is diverted to the Villages and/or 
White Plains. 

It was also recommended that the Town reconsider its policies that cause properties to lose rights to 
current nonconforming uses.  It was argued that the severity of the current economic downtown will 
cause some currently non-conforming uses to close for extended periods of time.  Under current zoning, 
such properties may lose their right to the current nonconforming use.  This will make it extremely 
difficult to fill properties with desirable uses under Greenburgh’s current zoning (given the low floor 
area ratios and high parking requirements now in place).  Thus, the Town may wish to consider 
extending the length of time a nonconforming use remains vacant before that use is extinguished. 

Opportunities 
Route 9A extending from Elmsford to Mount Pleasant was identified as an opportunity for 
redevelopment.  The stretch consists of some undeveloped land mixed with older retail uses and 
underutilized residential parcels.  The zoning for the area makes redevelopment difficult since one side 
of 9A is zoned retail and the other side is light industrial. 
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Session with Property Owners/Developers:  March 19, 2009 11AM-
12:30PM  Jackson Conference Room 
Attendees: 
Dennis Dilmaghani, Dilstan Realty Corp. & Dilhill 
Avi Kaner, Morton Williams 
Bob Lord, Pine top 
Robert McGuinness, Midway & Greenville 
Roger Nitkin, Granite Associates 
 Lyle Steinberg, Midway & Greenville 
Maro Valentine, Pine top 
Robert F. Weinberg, Robert Martin Company 
 
Garret Duquesne, Town of Greenburgh 
Peter Fairweather, Fairweather Consulting 
Thomas Madden, Town of Greenburgh 
Fran McLaughlin, Greenburgh Planning Board, CPSC 
Francis Sheehan, Greenburgh Town Board, CPSC 
Walter Simon, Greenburgh Planning Board, CPSC 
 

Global Issues 
According to the International Council of Shopping Centers, 70 percent of shopping center space is 
rented nationally.  That 30 percent vacancy rate is likely to increase before the economy recovers.  
Tenants are looking for relocations and reductions in rent and exercising escape clauses in leases in 
response to these deteriorating economic conditions. 

One respondent indicated that the vacancy rates in the area are unprecedented in 25 years.  While 
national conditions are responsible for much of this, it was pointed out that Greenburgh’s higher taxes 
contribute to this problem.  It was suggested that Connecticut taxes are much lower than those in 
Westchester and there may be an opportunity to use this downturn to “benchmark” Greenburgh versus 
such locations as Greenwich and Westport  (as an aside, it was mentioned that New York State’s public 
defined-benefit pension plans are a key driver in tax increases by local governments). 

One key issue emerged from the discussion:  the overarching direction that development is heading in 
metropolitan areas is toward mixed-use transit-oriented development.  This raises serious opportunities 
and challenges for Greenburgh.  The opportunity is that, once the national economy has begun 
recovery, these development opportunities will be available in Greenburgh.  The challenge is that, in 
many ways, the Town does not appear prepared for them.  As will be discussed in other sections, 
current zoning regulations in the Town appear almost diametrically opposed to such development.  In 
this situation, Greenburgh could lose most if not all of this development potential to the nearby Villages 
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and the City of White Plains, as  they already have the plans, regulations and infrastructure in place to 
accommodate this type of development.  Greenburgh must act quickly if it does not want to lose out on 
such opportunities. 

Constraints Specific to Central Park Avenue/Greenburgh 
It was agreed that Greenburgh has a reputation as an anti-development community.  There is some 
perception that some of the regulations currently on the books were created more as anti-development 
measures than as environmental protection measures.  The Town’s steep slope regulations were given 
as an example.  They can constrain the allowable density of development on a site even if the proposed 
development does not impinge upon the steep slopes found on the site. 

Greenburgh’s approach to development was characterized as viewing commercial development as 
something that was simply to be exploited, rather than being an integral part of the community.  One 
participant described the difficulties he had in opening a new delicatessen on Central Park Avenue.  He 
felt the signage regulations, combined with the deep set back of his building, resulted in a conforming 
sign that could not be read from the street.  He described problems he had with enforcement 
authorities requiring him to remove tables from his premises since his use was not a restaurant and 
being fined for placing a large, temporary “grand opening” sign on his building. 

Another example given of Greenburgh’s counter-productive regulations related to restaurants.  It was 
argued that the Town’s restrictive parking regulations and its “comprehensive” approach to calculating 
floor area ratio (including the kitchen, etc.) was driving better restaurants away from Greenburgh and 
into the Villages. 

The approvals process was described as time-consuming and burdensome, adding to Greenburgh’s 
reputation as an anti-development community.  Getting approvals (even for as-of-right, conforming 
uses) was described as difficult and time-consuming.  Fees and charges were characterized as very high 
compared to other locations.  One participant indicated that the “processing costs” for residential 
development can run between $12,000 and $15,000 per unit of rental housing. 

It was pointed out that physical constraints combine with regulatory constraints to make development 
difficult in Greenburgh.  Virtually all of the flat land in Greenburgh is already developed.  Yet buffering 
for steep slopes and other physical constraints was described as excessive, making it difficult to develop 
or redevelop sites that can support development without environmental degradation.  This reduces the 
land available for development and drives up costs.  One illustration given for this is the increasing 
consideration of incorporating parking structures in development in the region.  Given the expense 
associated with those structures, their consideration is an indication that affordable, developable land is 
becoming extremely scarce. 

Greenburgh’s policy of fostering lower-density development was questioned by a participant.  He 
indicated that low-density development will never be able to generate sufficient demand for transit 
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service.  Thus, such low-density development must always be served almost exclusively by automobiles, 
greatly increasing the traffic problems associated with development. 

Potential Solutions 
Floor area ratios need to be revised to better accommodate particular types of projects (e.g., 
restaurants and furniture stores) in particular locations (e.g., areas targeted as high-density nodes). 

The speed of the approvals process must be improved  (one participant indicated that it required 13 
years for Avalon Green II to be approved with no variances involved.) 

It was recommended that the Town prepare Generic Environmental Impact Statements (GEIS) for key 
corridors targeted for redevelopment.   A GEIS would establish thresholds for development (e.g., traffic, 
water, etc.).  In order to gain approval in the corridor, a proposed project would only have to show that 
it falls below the thresholds previously established by the Town when they approved the GEIS for that 
corridor. 

Greenburgh should also consider working with the County and other municipalities to create multi-
jurisdictional plans for key corridors that extend into and beyond Greenburgh.  This will enable each 
jurisdiction to identify complementary uses it can promote that will serve to strengthen each corridor as 
a whole. 

Opportunities 
Routes 100 and 119 were described as “pots of gold” of which Greenburgh is not taking full advantage.  
Route 100 is in “redevelopment mode,” with upgrades and teardowns taking place along the corridor.  
Route 119 still has the capacity for new development that can accommodate shared parking and some 
mixed use, etc.   

The I-287/Route 119 crossing is largely undeveloped and could be a site for neotraditional, mixed use 
development. 

It was pointed out that Ardsley Road extends from the Hudson riverfront to the Long Island Sound.  
Greenburgh should be seeking the type of redevelopment that Stamford, Port Chester and Yonkers are 
pursuing. 

One participant described White Plains’ approach to development as striking a deal with its citizens.  As 
part of the deal, the City has identified those areas of the City where it can charge for parking and those 
areas where it will not charge.  In addition, White Plains is committed to fostering higher density 
development in those areas served by public transit. 

Greenburgh should take a similar approach to development, ensuring that new development is easily 
accessible by auto (in the short run by promoting internal site circulation, shared access and timed 
traffic lights)and by mass transit (in the long run by encouraging nodes of high density development that 
can be served by transit). 
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Participants asserted that, if Greenburgh can develop a coordinated approach with the Villages, it has 
the opportunity to go heavily into mixed use development.  This has several advantages: 

• Increased density of such development will reduce the cost per square foot to developers, 
thereby making Greenburgh more attractive on a cost-competitive basis. 

• Under such conditions, Greenburgh has enough relatively cheaper vacant land to attract 
development that would otherwise seek to locate in the Villages. 

• Development could be concentrated in higher-density nodes or hamlets, enabling that 
development to create or strengthen a sense of neighborhood identity and to promote the 
creation of transit (potential even via a private operator) to serve those hamlets. 

The Town could create overlay zones to promote such development, drawing upon the experience of 
such places as Jersey City and White Plains.   

It was suggested that the sense of place of the hamlets could be increased if Post Office substations 
were created for key hamlets (US Postal Service regulations permitting). 

The group discussed the possibility of creating publicity for a redeveloped Central Park Avenue as a 
means of demonstrating Greenburgh’s changed attitude towards development and to let make 
potential developers aware of the attractive demographics associated with Greenburgh’s commercial 
corridors 

It was agreed that such a redevelopment effort should be presented to the residents of Greenburgh as a 
tax control measure.  It would be important to keep this benefit prominent as a reason for pursuing this 
redevelopment strategy. 
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1. Executive Summary 

The  Town  of  Greenburgh  is  currently  updating  its  comprehensive  plan  for  the 
Unincorporated Area of the Town. Compared to the national average, Greenburgh is an affluent 
Town  located  in a very attractive  retail market. As part of  its  comprehensive plan update,  the 
Town  is  investigating all the commercial corridors  in Unincorporated Greenburgh.   The purpose 
of this report is to assess the current performance and competitiveness of Central Park Avenue as 
a  corridor  for  retailing  and  to make  recommendations  that would  allow  the  Town  to  provide 
redevelopment  opportunities  for  pedestrian  oriented  and  experience‐based  retailing.  A 
“marketing  position  study”  for  the  Central  Avenue  Corridor  was  prepared  by  Fairweather 
Consulting and  is  intended to provide background  information for the Comprehensive Plan. The 
Central Avenue Corridor was last studied by Unincorporated Greenburgh in the late 1970s, when 
the Central Park Avenue Mixed Use Impact (CA) District was established in the Zoning Ordinance. 
While the District has, for the most part, worked well for Unincorporated Greenburgh, economic 
conditions have changed over the last thirty years and the corridor warrants an updated analysis 
that examines current and projected physical and market conditions. 

At  the  time of  the  adoption of  the CA  zoning district,  retail was dominated by  the old 
large‐scale  general merchandise model.  The  preferred  form  was  large,  stand‐alone  buildings 
surrounded by a  sea of parking.   At  that  time,  this was considered  the essential  formula  for a 
successful retail district.  Central Park Avenue is currently stuck in this old model.  While this does 
not mean that Central Park Avenue is suffering undue economic distress or plagued by vacancies 
(other  than  those  attributable  to  the  current  hard  economic  times),  it  does mean  that  the 
corridor does not provide a high quality built form and is underperforming economically.   

  “Experience‐based  retail”  is  a  concept  of  providing  an  enhanced  consumer  space with 
access to a range of experiences beyond  just buying goods and services, that  includes a mix of 
uses  (in  some  cases extending  to  residential) and provides  for  congregation  spaces  to  support 
interpersonal  interactions,  live  entertainment  and  special  events.  A  review  of  industry  trends 
illustrates  that  the  emergence  of  experience‐based  retail  has  dramatically  changed  the 
requirements for premium retail real estate.  If policies for the corridor were revised to make it a 
more  conducive  home  for  experience‐based  retail,  an  increase  in  both  property  values  and 
economic vitality in the corridor could be expected. These policies can include land‐use and non 
land‐use  based  recommendations,  discussed  in  detail  in  Section  7  of  this  report,  that  aim  to 
foster  pedestrian  oriented,  mixed‐use  centers,  as  opposed  to  policies  focused  on  attracting 
particular sectors  for the corridor. As discussed  in the body of this report, retail  locations have 
undergone  a  dramatic market  polarization  since  the  last  study  of  Central  Park Avenue  in  the 
1970s.   The “low cost” end of the pyramid features the big box discounters like K‐mart, Wal‐mart 
and various dollar/discount stores.   The shift to more superior quality offerings  is changing the 
shape and size of retail locations.   
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   This  report  provides  analyses  of  the  5‐mile  and  10‐mile  radii,  as well  as  the  corridor’s 
“surplus  and  leakage” position within  the  “neighborhood” market,  the  “local” market  and  the 
“regional market”  segments  in  the  tri‐state  area.  Surplus  refers  to  the  estimates  of  current 
resident purchases for goods or services that are less than sales by existing stores of that type in 
a market  area.  For example,  retail  stores  in  that market  area  are  selling more  than would be 
supported  by  the  local  residents.  Leakage  refers  to  the  estimates  for  current  purchases  by 
residents in a category are greater than the estimated sales by existing stores of that type in the 
market  area.  For  example,  local  demand  is  being met  by  stores  outside  the  geographic  area. 
Fairweather  Consulting  found,  as  part  of  the  corridor  surplus  and  leakage  analysis,  that 
Unincorporated Greenburgh  is a typical community with a  lot of  leakage within a small market 
area, which means that  local shoppers are traveling outside of the area for goods and services. 
This leakage usually stops when a larger market area is studied. After studying the larger market, 
Unincorporated Greenburgh  continued  to  experience  substantial  leakage  and  there were  few 
sectors with  surplus conditions. As  the drive‐time analysis  is extended beyond 5‐minutes  from 
Central Park Avenue,  it encompasses a greater number of affluent consumers as well as more 
retail  outlets.    This  analysis  suggests  that  the  potential  local,  regional,  and  metropolitan 
opportunities are  large enough so that Central Park Avenue  is able to compete for virtually any 
type of retail opportunity. 
 

To  provide  opportunities  for  experience‐based  retailing  that  is  pedestrian  scale  and 
oriented,  Unincorporated  Greenburgh  should  promote  a  higher  quality  of  mixed‐uses  along 
Central  Park  Avenue.   A  neo‐traditional  “downtown‐style”  development  pattern  supporting  a 
variety of smaller  footprint uses  in close proximity  fosters greater  interaction among uses  (and 
patrons of  those uses)  that  creates  the  consumer experience essential  for  successful high‐end 
retail. The primary component of  facilitating compact, pedestrian oriented development  in  this 
corridor will be through innovative zoning regulations. Unincorporated Greenburgh can take the 
following steps in order to compete on the high‐end of the retail market:  

1)   Indentify  areas  in  the  Central  Avenue  Corridor  that  have  the  potential  for  a 
better mix of uses.   

2)   Develop a comprehensive set of mixed‐use development standards and design 
principles for the corridor. 

3)  Consider  developing Central Avenue as a series of intense nodes rather than one 
continuous dense commercial strip.   

4)   Evaluate  if  parking  requirements  for  uses  along  the  Central  Avenue  Corridor 
should be more flexible.  

5)   Promote Access Management along the Corridor that includes the promotion of 
internal secondary access roads  in and among parcels, shared curb cuts among 
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adjacent parcels,  increased use of  transit  along  the  corridor  and other  similar 
measures.  

6)   Use  the Generic Environmental  Impact Statement  (GEIS)  to  facilitate preferred 
development. 

7)    Develop  “Specific  Area  Plans”  that  provide  a  policy  framework  for  land  use, 
transportation,  and  public  improvements,  and may  include  design  guidelines, 
overlay zones, and public amenity requirements. 

8)   Promote  the  creation of  a Central  Park Avenue Association  of merchants  and 
property owners to support any redevelopment effort along the corridor.   

  Market  demand  and  sustainable  planning  practices  have  coincided  in  Greenburgh, 
creating  a  tremendous  opportunity.  In  order  to  respond  to  market  trends  and  reinvigorate 
Central  Park  Avenue,  the  Town  of  Greenburgh must  put  in  place  policies  and  regulations  to 
respond.    The  study  outlines  a  twenty‐four month    plan  that will  help  implement  the  study 
recommendations.   
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2. Purpose of Report 

  The Central Park Avenue  corridor was  last  studied  in  the 1970s when  the Central Park 
Avenue Mixed Use Impact (CA) District was established in the zoning code.  While the zone has, 
for  the most part, worked well  for  the Town, economic conditions have changed and  the area 
warrants  an  updated  analysis  that  examines  current  and  projected  physical  and  market 
conditions. 

  The purpose of this report is to assess the current competitiveness of Central Park Avenue 
as a corridor for destination retail.  Along with routes 9A and 119, Central Park Avenue is a major 
retail area for the Town of Greenburgh outside of the villages.     

  This  report  discusses  the  analyses  performed by  Fairweather Consulting  as  part  of  the 
Comprehensive Plan and presents the results of the data analysis along with a summary of the 
findings.    It concludes with an action plan  for Central Park Avenue,  identifying key  steps  to be 
taken and making recommendations regarding the parties that should be responsible  for those 
steps. 

2.1 Databases Used 

  In  order  to  examine  the market  characteristics  of  areas  surrounding  the  Central  Park 
Avenue  corridor,  Fairweather  Consulting  used  data  compiled  by  Environmental Systems 
Research Institute, Inc. (ESRI), a leading provider of geographic data and GIS. The ESRI database 
is  a  commercial  database  that  provides 
estimates  for  consumer  demographics  and 
trends  that  are  derived  from  Census  data 
and  the  US  Bureau  of  Economic  Analysis 
Consumer  Expenditure  Survey.  In  addition, 
the  LoopNet  commercial  real  estate 
database (www.loopnet.com) was consulted 
to  compare  commercial  real  estate  lease 
rates between Central Park Avenue area and 
competitive locations.   

2.2 Market Areas Included 

  The  figures  below  illustrate  the 
market  areas  included  in  this  analysis.  
Figure  1  shows  the  location we  defined  as 
the  center of our analysis—the  intersection 
of Healy Avenue and Central Park Avenue in 
Greenburgh.    As  shown  in  Figure  1,  this 
intersection  is approximately half‐way along 
Central  Park  Avenue  between White  Plains 
to the north and Yonkers to the south. 

Figure 1.  Midpoint of Central Park Avenue 
in Unincorporated Greenburgh 
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  Figure 2 shows Greenburgh’s market area divided  into 1.75, 5, and 10‐mile radii.   While 
realtors and others often use radii to present market data, ESRI enables that data to be organized 
by  “drive  times.”    This  provides  a more  intuitive means  for  understanding  the  data  and  their 
implications.  Few lay people think of the area in which they live, work or shop in terms of mile‐

Source:  ESRI, Inc. 



Central Park Avenue Market Positioning                                         page 8                                          Revised February 17, 2011 

Greenburgh Comprehensive Plan: 
Central Park Avenue Market Positioning Analysis   

 

DRAFT 

base radii.  However, virtually everyone can define those areas in terms of drive times. The drive 
times estimated by ESRI do not necessarily correspond  to actual experience of drivers  in  those 
areas.   However, we have used these “drive times” to approximate different market areas from 
which the businesses along Central Park Avenue may draw customers or clients.   The area ESRI 
designates as a five‐minute drive time is a reasonable approximation of a “neighborhood market” 
area  from which businesses may draw convenience‐oriented customers, particularly  those who 
may be able to access the area on foot.  The 15‐minute drive time provides an approximation of a 
“local market”  that draws customers  from Greenburgh and adjacent  towns and cities.   The 30‐
minute drive time provides an approximation of a “regional market” area that draws customers 
from Westchester and Rockland counties, as well as from New York City.  The sixty‐minute drive 
time provides an approximation of a “metropolitan market” area that draws customers from the 
central counties of the New York City metropolitan area.   These terms for the market areas will 
be used throughout this analysis. 

  Figure  3  portrays  the  area  around  Greenburgh  segmented  into  areas  within  the 
“neighborhood” market (bounded by the red line), the “local” market (bounded by a green line) 
and  the  “regional market”  (bounded  by  the  blue  line).    As  shown,  the  neighborhood market 
encompasses  the  neighborhood  immediately  adjacent  to  Central  Park  Avenue,  and  extends 
approximately the  length of Central Park Avenue between White Plains and Yonkers.   The  local 
market  includes northern  sections of  the Bronx,  reaches across  the Tappan  Zee  into Rockland 
County,  and  also  reaches  the  Connecticut  border  to  the  northeast.    The  regional market  as 
calculated by ERSI reaches as far east as Westport, Connecticut, as far south as Queens (and all of 
Manhattan) and  includes  communities along  the Palisades  from Rockland County  south  to  the 
northern tip of New Jersey.   

  The map in Figure 4 includes metropolitan market (bounded by a blue line) which extends 
east to Hamden, Connecticut and Suffolk County on Long Island, west into Sussex County, NJ and 
as far north as the southern portions of Dutchess and Ulster counties. 
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Source:  ESRI, Inc. 
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Source:  ESRI, Inc. 
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3. Demographic Analysis 

3.1 Socio‐Economic Characteristics of the Area 

  Greenburgh is an affluent Town located in a very attractive retail market. When compared 
to  the  entirety  of Westchester  County,  New  York  State,  and  the  United  States  as  a  whole, 
Greenburgh  presents  a  higher median  household  income,  similar median  age,  and  a  higher 
percentage of owner occupied houses. These data are presented in Table 1. 

 

 

 

 

 

 

 

  The  mapping  and  database  firm  ESRI  compiles  a  Market  Potential  Index  (MPI)  that 
measures how likely consumers in a particular area are to purchase a particular good or service. If 
the MPI  for a good or service  in a geographic area  is equal to 100, the purchasing patterns  for 
consumers  in that area are the same as for the entire USA. However,  if the MPI  is greater than 
100, then the consumers  in that area are more  likely to purchase that good or service than the 
average American consumer. Conversely, if the MPI is less than 100, then the consumers in that 
area are  less  likely to purchase that good or service than the average American consumer.   The 
MPI data clearly indicate that the market surrounding Greenburgh is both densely populated and 
highly affluent. 

 

 

 

 

 

 

 

Table 1. Socio‐Economic Characteristics of the Area 
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3.2 Neighborhood Market Area 

  The  results  of  the  analysis  presented  below  list  those  goods  and  services  within  the 
neighborhood market area as defined above for which the MPI  is over 150 or below 80.   In this 
case, the picture  is of an even more upscale demographic, with a median household  income of 
$111,884 and accompanying shopping preferences.   For example,  they are more  than  twice as 
likely as the typical American household to spend over $3,000 on a foreign vacation or take more 
than 3 domestic plane trips in the past year.  At the same time, they are much less likely than the 
typical American household to purchase gas or cigarettes at a convenience store.  

Table 2.  Demographics Summary: Neighborhood Market Area 
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3.3 Local Market Area 

  The results of the analysis presented below list those goods and services within the local 
market area, which  constitutes a 5‐mile  radius of  the  intersection of Central Park Avenue and 
Healy Avenue for which the MPI is over 150 or below 80. 

  Table  2  illustrates  the  fact  that  the  area within  a  5 mile  radius  of  the  intersection  of 
Central Park Avenue and Healy Avenue  is densely populated  (with an estimated population of 
253,222) and has a median household income of $102,667, twice the US median.  Their shopping 
preferences clearly reflect an affluent  lifestyle.   These  individuals are more than 1.5 times  likely 
than the average American consumer to own stocks, as well as shares in mutual funds, spend on 
vacations  both  foreign  and  domestic,  and  employ  the  services  of  a  housekeeper,  maid,  or 
professional  cleaning  service.  Conversely,  these  individuals  are  less  likely  than  the  average 
American consumer to purchase a CD player, or spend money at a convenience store. 

Table 3.  Demographic Summary: Local Market Area 
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Table 4. Demographic Summary: Regional Markets 

3.4 Regional Market Area 

  The  results  of  the  analysis  presented  below  list  those  goods  and  services  within  the 
regional market area as defined above for which the MPI  is over 150 or below 80.   As shown  in 
Table 4, the area within a thirty (30) minute drive time of the  intersection of Healy Avenue and 
Central Park Avenue  is densely populated (7.5 million people) with a median household  income 
that  is  lower  than  that  of  the  local  area,  but  still  affluent  at  $61,832.  However,  the  relative 
affluence of residents is at least partially offset by the higher cost of living in the area. While this 
is  not  as  upscale  as  the  areas  in  the  immediate  vicinity  of  Central  Park  Avenue,  the median 
household  income  still exceeds US  average by  twenty  (20) percent  and  still  shows purchasing 
patterns consistent with that relative affluence.  
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Figure 5. Major Retail Destinations in Westchester County  

Source:  Westchester County Planning Department.  Westchester County Databook, 2010, p. 93. 
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3.5 Central Park Avenue in the Regional Retail Market 

  The  area  demographics  suggest  that  Central  Park  Avenue  has  access  to  an  attractive 
consumer market.  Another way of looking at the situation of Central Park Avenue is in terms of 
actual and potential competing locations for retail business.  First glance shows that Central Park 
Avenue  is  in a highly competitive retail market. For example, Figure 5 provides a map of major 
retail  destinations  in  Westchester  County  as  compiled  by  the  Westchester  County  Planning 
Department.  It shows that Central Park Avenue  is  in the midst of a high concentration of retail 
activity, with clusters of retail operations just to the north in White Plains and just to the south in 
Yonkers. White Plains has significantly increased its retail capacity with the emergence of the City 
Center Development. Ridge Hill in Yonkers, a 1.2 million‐square‐foot mixed‐use project, together 
with  the  approved  200,000  sq.  ft.  expansion  (commercial  and  hotel)  of  the  Cross  County 
Shopping Center have the potential to draw revenues from Central Park Avenue merchants.   

  One way of quantifying the nature and extent of competition in the retail market is to 
weigh the competition from other stores (the supply side) versus the potential retail demand to 
define the extent and nature of unmet demand.  This is done through a process known as 
“surplus and leakage” analysis.  

4. Surplus & Leakage Analysis 

  Surplus and leakage analysis involves the following approach:  For each category of retail 
stores, the analysis shows current sales by existing stores.  This is the “supply” of retail stores in 
that category for that geographic area.  Second, for each category of good or service, the analysis 
provides  an  estimate  of  current  purchases  by  residents  given  the  income  levels  and 
demographics of shoppers  in that geographic area.   This represents the “demand” by residents 
for goods in that retail category for that geographic area. 

  Finally, the analysis uses the difference between “supply” and “demand” to  identify the 
extent  to which  “leakage”  or  “surplus”  exists  in  that  retail  category  for  that  geographic  area.  
Leakage exists  if  the estimates  for  current purchases by  residents  in  that  category are greater 
than the estimated sales by existing stores of that type in the market area.  This means that the 
local demand is being met by stores outside the geographic area.  That is, sales are “leaking” out 
of  the  local market and  into other areas.   For each retail category, ESRI estimates  leakage as a 
percentage  of  total  retail  activity  in  that  category  and  assigns  it  a  score  between  0  and  100 
percent. 

  On the other hand, surplus exists if the estimates of current resident purchases for a good 
or service is less than sales by existing stores of that type in that market area.  It means that the 
retail  stores  in  that  sector  are  selling more  than would  be  supported  by  the  local  residents.  
Consequently, those stores are likely to be serving demand from outside the area.  For each retail 
category, ESRI estimates surplus as a percentage of total retail activity in that category  and—to 
distinguish it from leakage‐‐assigns it a negative score between 0 and ‐100 percent. 

  It is typical for there to be a lot of leakage within a small market area, which means that 
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local  shoppers  are  traveling  outside  of  the  area  for  goods  and  services.  This  is  true  of 
Greenburgh. A  great deal of  leakage  is  also  visible  at  the  regional  level. However,  in  a  typical 
situation, leakage is reduced when enough geography is analyzed to include major retail centers.  
For  example,  it  is  not  unusual  for  a  small  geographic  area  to  contain  substantial  residential 
demand for durable goods such as home furnishings or appliances. Yet stores that sell such wares 
tend  to  be  concentrated  in  retail  destinations.    Shoppers  are  typically willing  to  travel  thirty 
minutes or more to make such purchases.   

  The  analysis  of  the  neighborhood  market  area  may  show  substantial  “leakage”  for 
furniture or appliances.   All of which  suggests an opportunity  for a new  furniture or appliance 
store  in  the  local  area.  This  can  be misleading.   When  the  analysis  is  extended  to  a  larger 
geographic area (e.g., the regional market area), the new territory tends to include bigger towns 
that  have  furniture  show  rooms  or  appliance  stores.    The  leakage  that  appeared  at  the 
neighborhood  level  disappears when  the  analysis  is  extended  to  a  regional  level.    Once  the 
analysis is extended that way, it typically indicates that the actual market opportunities available 
in that smaller area tend to be  limited to specialty niches (the  larger retail centers found within 
the region are soaking up all of the “leakage” that shows up in the analysis of the neighborhood 

Figure 6. Surplus & Leakage for Central Park Avenue for the Neighborhood Market  

Source:  ESRI, Inc. 
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market area). 

  This is not the case in Greenburgh where, even in the metropolitan market area, there is 
substantial  leakage  and  not many  sectors with  surplus  conditions  (Figure  8).    This  is  because, 
even  as  the  drive‐time  analysis  is  extended  beyond  5‐minutes  from  Central  Park  Avenue,  it 
encompasses a greater number of affluent consumers as well as more retail outlets.  This analysis 
suggests  that  the potential  local,  regional, and metropolitan opportunities are  large enough so 
that Central Park Avenue  is able to compete for virtually any type of retail opportunity.   Indeed 
the existing array of stores (which range from restaurants and specialty shops to major durable 
goods dealers are evidence of this.  Detailed results of the “surplus/leakage” analysis for Central 

Figure 7. Surplus & Leakage for Central Park Avenue for the Regional Market Area. 

Source:  ESRI, Inc. 
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Park Avenue are presented below for the neighborhood, regional and metropolitan market areas.  
In Figures 6 through 8, measures of surplus are represented by red bars; measures of leakage are 
shown as green bars.  

4.1 Neighborhood Market Area 

  Within the neighborhood market area, there is a lot of leakage, with only a handful of 
sectors including shoe stores, furniture stores, full service restaurants, clothing stores, 
department stores, book, periodical and music stores, and sporting goods, hobby, and musical 
instrument stores experiencing a surplus.  (See Figure 6.) 

Figure 8.  Surplus & Leakage for Central Park Avenue for the metropolitan market area. 

Source:  ESRI, Inc. 
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4.2 Regional Market Area 

  While there is still a great deal of leakage within the regional market area, the number of 
industries experiencing surpluses are more numerous than at the  local  level.  In addition to the 
surpluses seen at  the  local  level, at  the  regional  level surpluses can be seen  in electronics and 
appliance stores, health and personal care stores,  jewelry, luggage and leather goods stores, and 
used merchandise stores.  (See Figure 7.)  

4.3 Metropolitan Market Area 

  Even  for  the  metropolitan  market  area,  Greenburgh  experiences  substantial  leakage 
(Figure 8),  and not many  surplus  conditions. As within  the market  area,  surpluses  are  seen  in 
health and personal care stores, clothing stores, shoe stores, jewelry, luggage and leather goods 
stores, book, periodical and music stores, department stores, used merchandise stores, and other 
miscellaneous store retailers. 

  Even a small percent leakage represents a sizeable opportunity in a market as large as the 
one in which Central Park Avenue is located. As shown in Figure 8, even a leakage of less than 15 
percent in home furnishings stores represents a market opportunity of over $800 million. 

  Thus  the  potential  local,  regional  and  metro  opportunities  are  large  enough  so  that 
Central Park Avenue can, and does, compete for virtually any type of retail opportunity.  However 
some caution is advised.  For example, it is important to note that, with New York City included in 
the regional and metropolitan market areas, the analysis shows continual  leakage opportunities 
for autos and auto‐related products. In fact, that leakage is most likely a statistical artifact.  While 
New Yorkers show high  levels of  income,  the existence of mass  transit  in  the City  itself means 
that  there  is  less demand  for autos and associated products  than under normal circumstances.  
While  the model  shows  substantial  leakage  it  is  only  because  it  assumes New  Yorkers would 
spend  similar proportions of  their  income on  such products as occurs elsewhere  in  the United 
States. 

5. Key Findings 

  The results of the surplus/leakage analysis for the area within neighborhood, regional and 
metropolitan market areas for Central Park Avenue suggest that Greenburgh is positioned in the 
midst of a very attractive, competitive retail market.    Indeed, the  leakage of retail sales for key 
sectors  (even  for  the metropolitan market area)  suggests  that Central Park Avenue could be a 
profitable  location  for several  retail sectors.   See Table 5  for an  identification of  those sectors.  
More  detailed  information  on  the  results  of  the  surplus/leakage  analysis  can  be  found  in  the 
appendices to this report. 

  For  the most  part,  the  selected  retail  opportunities  have  been  selected  because  they 
show  leakage  at  all  four  drive‐times.    There  are  several  conditions  attached  to  two  of  these 
industry groups.  In the case of “building materials, garden equipment and supply stores (industry 
code 444 in the North American Industrial Classification System‐‐NAICS),” the opportunities may 
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6. Emerging Trends in Retailing 
 

6.1 Market Polarization 
  In order to fully assess the situation facing the Town of Greenburgh with regard to Central 
Park Avenue,  it  is  important  to understand how  the  retail  industry has  changed  since  the  last 
comprehensive review of Central Park Avenue in the 1970s. 

  One way  to understand how  retail has  changed  in  the past  three decades  is  to  view  it 
through  the  lens  of  the market  polarization model.    This model was  developed  by  A.H.  Pete 
Mathieu,  an  advertising  and marketing  consultant,  as  a means  for  helping  clients  understand 
what they need to do to compete in any market.  The essential tenet of the model, as captured in 
Figure 9,  is  that, as markets mature,  they polarize among  competitors offering either  superior 
quality or lower price. Those competitors in middle of the market have difficulty offering either, 
and consequently end up losing substantial market share. 

6.2 Retail Polarization 

  Retail  itself  has  undergone  market  polarization  over  the  last  30  years.  For  example, 
approximately  100  years  ago,  Sears,  JC  Penney  and Montgomery Ward were major  national 
competitors in the general merchandise market.  They remained industry leaders throughout the 
20th Century.  However, during the 1970s, the retail market began to polarize.  Premium firms like 
Talbots and Macy’s entered the national market (followed shortly thereafter by Nordstrom’s and 

not be as substantial as the analysis suggests.  This is because each of the drive times considered 
contains  substantial  urbanized  areas.    In  these  locations,  the  households may  not  actually  be 
purchasing such items as garden equipment and supplies.  Thus, the actual leakage may be less.  
“Food services and drinking places (NAICS code 722)”  is another special case.   For that  industry, 
the  fact  that  for  the neighborhood,  local and  regional market areas,  surpluses exist  (i.e.,  local 
restaurants are generating more in sales than local households are spending on dining) may make 
that industry group even more attractive for Central Park Avenue.  This is because the restaurant 
sector  is  often  strengthened  when  the  local  area  begins  to  attract  outsiders  to  dining 
establishments.  The fact that the areas around Central Park Avenue are attracting diners makes 
the area more attractive to other restaurants, not less. Thus the critical issue for the corridor is to 
recognize that opportunities exist  for the corridor to become more competitive.  

5.1 The Opportunity:  Making the Overall Corridor More Competitive 

  The key findings of this analysis do not depend upon the results for any particular type of 
retail activity.  Rather, the analysis shows that Central Park Avenue can, and does, compete for a 
share of the overall regional retail market. Thus the critical issue for the corridor is not to define 
particular sectors for which  it can compete but to assure that Town policy supports the general 
approach to commercial development that will enable Central Park Avenue to compete overall in 
that regional marketplace. The key  issue moving forward will be defining Central Park Avenue’s 
position in this market as it competes for retail activity with these other major retail destinations.  
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1 Field, Katherine, “Beckoning Boomers,” Chain Store Age, November, 2005, pp. 39‐40. 
2 Gruen, Aaron N, “Demographics and Retail,” Urban Land, January, 2008, pp. 116‐118. 

others).  At the same time, K‐mart and Wal‐Mart began serious expansion as “big box” operations 
offering  low‐cost products and discounted merchandise.    In short, as Mathieu’s model predicts, 
the market  polarized  between  superior  quality  and  lower  price.    The  industry  leaders  found 
themselves “stuck in the middle” and lost to the extremes.  

6.3 The Move Toward “Experience‐Based” Retail 

  Retail locations have undergone a similar polarization since the last study of Central Park 
Avenue in the 1970s.   The “low cost” end of the pyramid features the big box discounters like K‐
mart, Wal‐mart and various dollar/discount stores.   The superior quality offerings are changing 
the shape and size of retail location.   

  For example, research conducted by the International Council of Shopping Centers found 
that baby boomers (i.e., those born between 1945 and 1965) are the least likely to visit a generic 
mall  and  that, when  they  do,  they  spend  less  time  there  during  each  visit  than  teens  or  the 
elderly1. This  suggests  that  retailing and  retail development opportunities  in  the  future will be 
based upon niches and the replacement of obsolete formats and concepts.2  

1.  INVENTOR FILLS A NEED

2.  PARITY COMPETITION ENTERS/EXPANDS THE MARKET

3.  EXTREMES  ENTER AND ARE DISREGARDED

5.  THE MIDDLE LOSES

4.  POLARIZATION ACCELERATES

ORIGINAL 
& COPIES

ORIGINAL 
& COPIES
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As markets mature, they polarize between superior quality and lower price.  The middle offers neither and loses.

The Market Polarization Model
©Pete Mathieu & Associates

Walmart, 
K‐Mart, 

etc.

Talbots,  
LL Bean, 
Nordstroms, etc.

Figure 9.  The Market Polarization Model. 
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  Table 6 provides an overview of the trend toward “experience‐based retail” as the model 
for premium retail locations.  

  These trends don’t simply apply to the baby boomers either.  New generations of Gen Xs  
(people born  in the 1960s and 70s, ending  in the  late 1970s to early 80s) and Ys (also known as 
the Millennial Generation) are shifting their views of shopping centers as well. As a result, retail 
locations will have to adapt and change to meet the needs of younger shoppers who, “…aren’t 
interested in just shopping, they want to be entertained.”3  

  Thus, the United States approaches a momentous demographic event as the two biggest 
consumer cohorts, the Baby Boom generation and their children are both moving into a new life 
phase: Boomers into retirement, Gen Ys into full adulthood.  The affect on the retail experience 
has been and will be profound.  As summarized by Anita Kramer in  Retail Development, the 2008 
publication by the Urban Land Institute:  “Centers will become the ‘third place’ in people’s lives, 
and customers will shop when they go out rather than go out to shop.”4 

3 Johnson, Ben, “Baby Boom Nation,” National Real Estate Investor, May 2008, p. 53. 
4Kramer, Anita et al., Retail Development, Urban Land Institute, 2009, p. 427. 

 

Table 6. The Transition to “Experience‐based” Retail Future of Retail Property—Online 
Retailing: The Impact of Click on Brick  
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  Consumers  now  expect  a  social  or  cultural  experience when  they  go  out.  In  order  to 
address these changes, those seeking to create a high‐end retail location must change the retail 
experience. During the 1980s and 1990s, Boomers valued the traditional mall for the “time back” 
experience.  The  regional  mall  provided  a  mix  of  department  and  specialty  stores  and 
convenience  food  that  gave  harried  two‐career  families  an  opportunity  to  accomplish  a  great 
deal  in a single visit. Now, Boomers recognize that  if they want a “time back” benefit, they can 
shop online . The retail environment must change to offer Boomers a new, and more appealing, 
experience.  Thus  the  keys  to  success  lie  in 
remaking existing centers  to create a  stimulating 
and  entertaining  environment  that  people want 
to be a part of, and in building highly focused new 
centers  targeted  to  niche  and  emerging market 
segments  that  fit  consumer’s  lifestyles  or  the 
lifestyles that they aspire to.5 
 
  The  shift  toward  a  desire  for  experience‐
based  retail  hasn’t  escaped  the  notice  of  retail 
developers  (Figure  10).  So‐called  “lifestyle” 
centers  like  the  Grove  in  Los  Angeles  have 
become  popular,  while  many  malls  like  GCP’s 
Cumberland  Mall  in  Atlanta  have  been 
redeveloped  with  a  lifestyle  component.6  The 
retail  centers  that  are  succeeding  are  those  that 
are  responding  to  consumers’  increased  use  of 
the  Internet  to  select  or  even  buy  products  by 
capitalizing  on  this  aspect  of  shopping  and 
continually adapting to the public’s taste  in social 
settings, the need for community, and the search 
for  entertainment.  Examples  of  such  environments  are  outdoor  public  spaces  and  clusters  of 
restaurants and movie theatres that have become successful, established anchors in the last ten 
years.7 
 
  Despite the current slowing  in the pace of retail development as a result of unfavorable 
market conditions, the  long‐term prospects are for continued growth. Population growth, along 
with  increasing density  in existing urban  areas outside of Greenburgh  through  redevelopment 
and  infill,  the  urbanization  of  suburban  communities,  and  further  development  of  planned 
communities will increase  

  As  illustrated  in  Figure  11,  this  is  the  crux  of  the  challenge  now  facing  Central  Park 
Avenue.   Zoning for the corridor (the Central Park Avenue Mixed‐use  Impact—CA—District) has 
been  in effect  for over twenty years,  including amendments  in the 1980s and  in 2005.   At that 
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COMPETITORS

Figure 10. Central Park Avenue’s Market 
Positioning Challenge:  Competing for 
Experience‐based Retail. 

5Kramer, Anita et al., Retail Development, Urban Land Institute, 2008. 
6Johnson, Ben, “Baby Boom Nation,” National Real Estate Investor, May 2008, p. 53. 
7 Kramer, Anita et al., Retail Development, Urban Land Institute, 2008.  
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time,  retail was dominated by  the old  large‐scale  general merchandise model.    The preferred 
form was  large,  stand‐alone buildings  surrounded by  a  sea of parking.   At  that  time,  this was 
considered the essential formula for a successful retail district.  As the review of industry trends 
illustrates,  the  emergence  of  “experience‐based”  retail  has  dramatically  changed  the 
requirements for premium retail real estate.  But, as shown in Figure 11, Central Park Avenue is 
currently stuck in the old model.  This does not mean that Central Park Avenue is suffering undue 
economic  distress  or  plagued  by  vacancies  (other  than  those  attributable  to  the  current  hard 
economic times).    It does mean that the corridor  is underperforming economically.   Policies for 
the corridor could be revised to make  it a more conducive home  for “experience‐based” retail, 
thereby increasing both the property values and economic vitality of the corridor.  

6.4 The Role of the Office Market along Central Park Avenue 

This analysis does not consider the office market separate from the considerations given to mixed
‐used development and “experience‐based retail.”  This was done for two reasons: 
 

1.    Part of creating  the nodes  that would create  the “experience‐based” atmosphere  in 
development  would  be  to  integrate  office  spaces  within  the  overall  development.  
Thus, the promotion of mixed‐use development would  involve creation of new office 
space along the corridor as an ancillary to the retail and residential uses also involved 
in this type of development 

 
2.  All indications are that, for the foreseeable future, the demand for office space is likely 

to  remain modest at best.    Some of  this  is due  to  the  increasing productivity  in  the 
service sector.   As  information technology allows more and more work to be done by 
offices with smaller and smaller staffs, the demand for office space will remain modest, 
even as the economy recovers.8 This, coupled with an aging population and  increasing 
retirements  among  service  workers,  should  dampen  long‐term  demand  for  office 
space.9 

Even if the office market should rebound robustly, it would create even greater opportunities for 
mixed  use  development  along  Central  Park  Avenue.    Thus, whether  demand  for  office  space 
remains modest or even surprisingly picks up, it is best treated as part of this larger mixed‐used 
approach. 

8 Urban Land Institute, Emerging Trends in Real Estate: 2009, PriceWaterhouseCoopers, Washington, DC, 2009, pp. 47‐49;  
9Paul Rosta, “Numbers in Motion:  Demographics Propel Decisions in Development and Investment,” Commercial Property 
News, May 1, 2007. 
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The type of built form required for “experience‐based” retail.                                                                   

The type of built form that is currently encouraged along  Central Park Avenue in the CA zoning district. 

Figure 11. Examples of retail development  
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7. Recommendations 

  Central Park Avenue is in the midst of a sizeable high‐end market, suggesting (one might 
say, even requiring) that Greenburgh should seek to position the corridor to compete on the high 
end  of  the  retail market  as  a  premium  location  for  “experience‐based”  retail.    By  positioning 
Central  Park  Avenue  as  a  premium  location,  Greenburgh  should  be  able  to  maximize  the 
economic vitality of the corridor, contributing to the community’s quality of life while generating 
property and sales taxes to help support the costs of providing Town services. This analysis has 
focused almost exclusively on  retail potential.   But, as has been discussed, positioning Central 
Park  Avenue  as  a  premium  retail  location  will  involve  creating  a  mix  of  uses  as  part  of  a 
compelling experience. 

7.1 How  Central  Park Avenue  Can Accommodate  and  Compete  for  “Pedestrian 
Oriented and Experience‐based” Retail 

  Based upon  the market analysis and  tracking emerging  trends  in  the  retail market,  this 
section outlines specific steps Unincorporated Greenburgh can take  in order to compete on the 
high‐end of the retail market.  To provide opportunities for pedestrian oriented and experience‐
based  retail, Unincorporated Greenburgh  should promote a higher quality of mixed‐uses along 
Central  Park  Avenue.    A  neo‐traditional  “downtown‐style”  development  pattern  supporting  a 
variety of smaller footprint uses  in close proximity, fosters greater  interaction among uses (and 
patrons of  those uses)  that  creates  the  consumer experience essential  for  successful high‐end 
retail. The primary component of  facilitating compact, pedestrian oriented development  in  this 
corridor  will  be  through  innovative  zoning  regulations.  Based  upon  the market  analysis  and 
tracking emerging trends in the retail market, this section outlines specific steps Unincorporated 
Greenburgh can take in order to compete on the high‐end of the retail market.  

1. Mixed‐Use Development: Current regulations in the Central Park Avenue corridor promote 
single‐use,  non  integrated,  and  pedestrian  unfriendly  environments  which  separate 
businesses  from  their  customers.  Mixed‐use  development  on  a  single  site,  containing 
residential, commercial and office components, is not currently allowed in the CA District. 
Restrictive controls such as these hinder the development and redevelopment of parcels in 
the corridor. Residential units require a minimum of two (2) acres per site and cannot be 
combined with commercial and/or office uses. In several sections of Central Park Avenue, 
existing buildings with  apartments above  retail at  the  street  line  in  the  traditional main 
street model are deemed non‐conforming. The expansion of mixed‐use buildings of  this 
variety can complement those that already exist by creating a higher quality of consistent 
architectural frontages, providing a built in customer base, and fostering a greater range of 
housing type. 

  Recommendation: Identify areas in the Central Avenue Corridor that have the potential for 
a better mix of uses. 
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2. Mixed‐Use  Development  Standards  and  Design  Principles:  Generally,  mixed‐use 
development incorporates the following principles: 

• Develop  according  to  a  coherent mixed‐use  concept  plan  that  physically  integrates 
different  uses,  including  retail  space,  residential  uses,  hotels,  offices,  or  civic  and 
cultural facilities; 

• Incorporate a mix of land uses that is either “vertical” (where components are mixed 
within a single building or block such as homes on top floors with retail on bottom), or 
“horizontal” (where different activities on the site are in separate buildings, but linked 
through a cohesive design). 

• Provide  internal  connected  streets  and  sidewalks  that  allow  safe  and  direct  access 
between buildings, and accommodate pedestrians in a safe manner. 

• Locate and orient development around a central public space, such as a plaza or park. 

• Develop detailed plans  that  address  transportation  issues,  vehicular  and pedestrian 
circulation,  and  funding  for  public  improvements  that  support  mixed‐use 
development. 

Recommendation:  Develop  a  comprehensive  set  of Mixed‐Use  Development  Standards 
and  Design  Principles  to  guide  zoning  regulations  on  Central  Park  Avenue  commercial 
corridors. 

3.   Density:  Greenburgh defines Floor Area Ratio (FAR) as the  gross floor area divided by the 
lot area.   Along Central Park Avenue  the FAR  for existing uses within  the CA Mixed Use 
Impact zone varies from .10 to .45   (10 percent to 45 percent).     For example, a 100,000 
sq.  ft.  property  used  for  retail would  have  a  .1  FAR  and  the  allow  for  a  10,000  sq.  ft. 
building on the property. FARs for neo‐traditional style of development, which promotes 
walkable neighborhoods that contain a range of housing and  job types, can run twice as 
high as  currently allowed  (0.3). However,  if density were  increased along all of Central 
Park  Avenue,  it  would  likely  overwhelm  existing  infrastructure  and  diminish  the  high 
quality  consumer  experience  that  is  the  basis  of  this  approach.  In  addition,  simply 
allowing  increased density will not  foster pedestrian oriented development.  Selectively 
utilizing  recommendations  from  this  report  will  be  a  key  component  to  realizing  the 
potential of the corridor.  

  Recommendation: Consider reconstituting Central Park Avenue as a series of more intense 
nodes. Overlay  zones at  key  identified nodes  could build a  stronger  sense  of place and 
provide an enhanced  retail experience. These zones could  include mixed‐use buildings of 
residential units, commercial and office space and contain amenities currently  lacking  in 
the  corridor  such  as  public  plaza  space,  enhanced  pedestrian  connections  and  better 
concealed parking facilities.  

  Recommendation:  In  other  portions  of  Central  Park  Avenue,  review  allowable  density   
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(Floor  Area  Ratio)  to  evaluate  if  existing  requirements  hinder  redevelopment  and 
enhanced site design. 

4.   Parking:  Experience‐based retail is impossible in settings where each individual building is 
surrounded  by  a  sea  of  parking  (cf.  Figure  11).    Greenburgh’s  current  parking 
requirements may be preventing restaurants and smaller footprint retail uses from being 
included in new development along Central Park Avenue. 

Recommendation:  Review  current  parking  requirements  to  evaluate  if  more  flexible 
standards (shared parking, parking maximums) are feasible. 

5.  Access Management:   As a retail destination, Greenburgh  is competing with  locations  in 
Connecticut  and  New  Jersey,  not 
just   Westchester   County.  
Therefore  it  is  essential  that 
shoppers  seeking  to  come  to 
Central Park Avenue can traverse it 
w i t h   m a x i m u m   e a s e .  
Consequently,  the  Town  should 
ensure  that  it  adopts  state  of  the 
art  access  management  measures 
for  Central  Park  Avenue.    Access 
management measures  include the 
promotion  of  internal  secondary 
access roads in and among parcels, 
shared  curb  cuts  among  adjacent 
parcels,  increased  use  of  transit 
along the corridor and other similar 
measures. 

  Recommendation: Promote access management along the Central Park Avenue Corridor. 

6.   Generic Environmental  Impact Statements (GEIS):  Under the State Environment Quality 
Review (SEQR) process, GEIS can be used to encourage development that a municipality 
prefers. 

  Under  SEQR,  the  Town  can  use  the  GEIS  to  identify  and,  if  necessary,  mitigate  any 
environmental  concerns  regarding  redevelopment  of  the  Central  Park  Avenue  corridor 
proactively,  rather  than waiting  for a proposal  from a private developer.   This has  two 
benefits:   It reduces the development costs for the applicant since to comply with SEQR, 
they  need  only  demonstrate  that  their  project  is  in  compliance  with  the  already 
completed GEIS. Second, by completing the GEIS in advance, the Town can set the terms 
and conditions for projects to win SEQR approval throughout the corridor.  In that sense, 
the GEIS  provides  for  a  single  comprehensive  review,  and  a  public  process  to  address 
community  concerns  with  specific  types  of  development  without  unduly  delaying 

Figure 12. A Schematic Illustration of Potential 
Nodes of Activity Along Central Park Avenue 
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individual projects. 

Recommendation:  Use Generic Environmental Impact Statements (GEIS) to encourage re‐
development  along  commercial  corridors  in  areas  targeted  through  the  Town’s 
Comprehensive Plan. 

7.   Specific Area Plans: Mixing land uses often means developing commercial uses next to or 
within residential areas. It can also mean developing housing at low to high densities. This 
can be difficult when neighbors’  concerns about  traffic, parking, noise, building design, 
and other compatibility  issues, outweigh the merits of the proposal. A specific area plan 
can help  in addressing neighborhood  issues, particularly those related to redevelopment 
or  increased development densities. Specific area plans provide a policy  framework  for 
land use,  transportation,  and public  improvements,  and may  include design  guidelines, 
overlay  zones,  and  public  amenity  requirements.  They  are  developed  through  a  public 
planning process that involves property owners, neighbors, and the local government. 

Recommendation: Develop “Specific Area Plans” that provide a policy framework for land 
use, transportation, and public improvements, and may include design guidelines, overlay 
zones, and public amenity requirements. 

8.   Non Land‐Use Considerations:   In addition to land‐use policies there are other steps the 
Town  can  take  to  reposition Central Park Avenue.    It  is  important  that merchants  and 
property owners along Central Park Avenue have a vehicle to make their needs known to 
Town government.  It is therefore recommended that the Town promote the creation of a 
Central Park Avenue Association of merchants and property owners to support this effort. 
If  the  Central  Park  Avenue  Association  proves  to  be  valuable  to  the  corridor’s 
stakeholders,  it may be possible to create a Central Park Avenue Business  Improvement 
District. 

  As part of this analysis, an inventory has been created of local organizations outside Town 
government  that have economic development and/or planning responsibilities  that may 
relate to Central Park Avenue.   That  inventory  is  included as an appendix to this report.  
While  it  identifies  several  agencies  that  have  important  roles  to  play  in  the  overall 
development of Westchester County and the Town of Greenburgh, there is no one agency 
or organization  specifically  intended  to  foster development of  the Central Park Avenue 
commercial  corridor.  Thus,  creating  the  Central  Park Avenue Association  and  finding  a 
funding  source  for  an  ombudsman  office  should  be  considered  as  part  of  the 
implementation plan for Central Park Avenue.  It may be possible to create such an office 
through cooperation with the County’s Small Business Development Center or the Senior 
Core  of  Retire  Executives  (SCORE)  program.  It  is  recommended  that  as  part  of  overall 
implementation  of  these  recommendations,  the  Town  Board  appoint  a  Central  Park 
Avenue  task  force  to oversee both  the changes  in  land‐use  regulations and other  steps 
needed to reposition Central Park Avenue. 

Recommendation:  Promote  the  creation  of  a  Central  Park  Avenue  Association  of 
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merchants and property owners to support any redevelopment effort along the corridor. 

8. Implementation Plan 

  Market  demand  and  sustainable  planning  practices  have  coincided  in  Greenburgh, 
creating  a  tremendous  opportunity.  In  order  to  respond  to  market  trends  and  reinvigorate 
Central Park Avenue,  the Town of Greenburgh must put  in place policies and  regulations  that 
promote a higher quality of mixed uses. This will  require an  implementation plan  that assigns 
specific tasks to stakeholders.  These are detailed below in Table 7. 

Table 7.  Implementation Plan for Central Park Avenue Repositioning 

Recommendation  Responsible Party  Time Frame for Completion 

Creation of a Central Park Avenue 
Task Force consisting of stakeholders 
and other volunteers interested in 
implementing recommendations 
(includes subcommittees for zoning 
review and for capacity‐building) 

Town Board & Department of 
Community Development and 
Conservation 

Within six months of adoption of 
Comprehensive Plan 

Explore creation of Central Park 
Avenue Association 

Capacity building subcommittee 
Within 12 months of adoption of 
Comprehensive Plan 

Review of Central Park Avenue 
zoning regulations & 
recommendation of new 
“experience‐based” zoning 
regulations and design guidelines 

Zoning review subcommittee & 
Department of Community 
Development and Conservation 

Within 24 months of adoption of 
Comprehensive Plan 

Enactment of new zoning for Central 
Park Avenue 

Town Board 
Within 24 months of adoption of 
Comprehensive Plan 

Creation of ombudsman office or 
other advocacy capacity for Central 
Park Avenue corridor 

Capacity building subcommittee 
(possibly in cooperation with the 
SBDC or SCORE) 

Within 24 months of adoption of 
Comprehensive Plan 

Create GEIS for key locations along 
Central Park Avenue 

Town Board 
Within 12 months of adoption of 
new zoning for corridor 
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Appendix  A.    List  of  Economic  and  Planning  Related 
Organizations 
 
Senior Core of Retired Executives (SCORE) 
 
Chapter  306,  the Westchester,  New  York  chapter  of  SCORE with  some  40 men  and women 
counselors each with many years of business experience. All our counselors are volunteers and 
there is never a fee for our consultations. Clients may return for further consultations as often as 
they  feel  that  the  meetings  are  useful.  SCORE  is  a  resource  partner  of  the  Small  Business 
Administration  of  the  United  States  Government.  There  are  389  Chapters  totaling  10,500 
members throughout the country. The Westchester chapter was chosen Chapter of the Year  in 
2001. 
 
Westchester  SCORE  can  also  provide  executive  volunteers  to  speak  to  any  size  group  on  any 
business  related  subject,  starting  or  growing  a  business,  how  to  take  a  concept  to  successful 
fruition. Tell us your need and we will supply an executive volunteer who can address that need. 
 
Hours and locations. 

Source:  http://www.scorewestchester.com/ 
 
New York State Small Business Development Center (SBDC) 
 
If you or your business reside in New York, the SBDC can maneuver you around the obstacles to 
success.  Through direct counseling, we provide a range of management and technical assistance 
services. 
 
Here are some examples of the types of assistance provided: 
• business plan development or redesign 
• accounting 
• exporting for small business 
• marketing 
• financial planning 
• cost‐analysis 
• workshops and seminars 
• legal business structures 
• construction management 
• loan packaging 

Main Office  Mon‐Fri  9‐12N 
New Rochelle Library  Monday  6‐8pm 

White Plains Library  Tues‐Wed  6:30‐8pm 
Yonkers Chamber of Commerce  Tues  2‐5pm 
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• management reorganization 
• Internet commerce 
• entering international markets 
• employee management 
 
Address: 
Rockland Community College 
Brucker Hall #6101 
Suffern, NY 10901‐3699  
 
Phone : (845)356‐6065 
Fax : (845)356‐6117 
Hrs. of Operation: M ‐ F 9:00 AM ‐ 5:00 PM  
 
Outreach Offices: 
White Plains Outreach 
White Plains Outreach SBDC 
108 Corporate Park Drive/Ste 101 
White Plains, NY 10604 
Phone : (914)948‐2110 
 
Source:  http://www.nyssbdc.org/centers/centers.cfm?centid=16 
 
Westchester County Office of Economic Development 
 
The Office of Economic Development and Team Westchester, a partnership of public and private 
professionals, offers business resources, financial assistance, and a wide range of related services 
and incentives to help businesses prosper in Westchester County. They played a major role in: 
Working with companies who will create over 600 new jobs across all industries — particularly in 
targeted clusters — in Westchester County  
 
Keeping businesses in Westchester County, resulting in the retention of 900 jobs  
Constructing,  leasing,  or  sub‐leasing more  than  900,000  square  feet  of  commercial/industrial 
space in Westchester County  
 
Source:  http://www.westchestergov.com/business.htm 
 
Westchester County Industrial Development Agency 
 
The Westchester  County  Industrial Development Agency  (IDA)  can  be  an  important  source  of 
financial assistance to both existing businesses and those relocating. A variety of  incentives are 
available  to  corporations  and  small  companies,  as  well  as  educational  institutions,  libraries, 
affordable housing developments, and other non‐profit organizations. 
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More  than 100 organizations and  companies have  sought and  received benefits  totaling more 
than $200 million in the past 25 years. While large corporations have certainly been represented, 
many of the benefits have gone to firms with fewer than 25 employees.  
 
Depending upon an organization’s growth needs,  the acquisition,  construction,  reconstruction, 
equipping  and/or  furnishing  of  certain  manufacturing,  commercial,  R&D  and  not‐for‐profit 
projects can be funded from the proceeds of taxable and tax‐exempt securities issued by the IDA. 
The  agency  can  also  provide  exemptions  from  use  and  sales  taxes  for  certain  pre‐approved 
expenditures  related  to  construction,  furnishings,  business  equipment  and  related  capital 
improvements. 
 
In accordance with  the 2005 Public Authorities Accountability Act,  the Agency has adopted By‐
laws, a Code of Ethics, Whistle Blower Policy, Investment Policy, and Property Disposition Policy. 
The IDA follows the County's Procurement Policy, when applicable. The IDA files an annual report 
to the Office of the New York State Comptroller, as well as semi‐annual reports to the New York 
State  Authority  Budget Office.  Click  here  to  review  the  2008  Budget  Report  to  the  Authority 
Budget  Office.  A  complete  roster  of  our  Annual  and  Budget  Reports  ot  the  New  York  State 
Authority Budget Office as well as our most recent  Independent Financial Audits may be  found 
here. 
 
Source:  http://www.westchestergov.com/economic//IDASite/index.html 
 
The Westchester Rockland Revolving Loan Fund 
 
The Fund is geared specifically for small businesses who have been denied traditional bank loans. 
Businesses may borrow from $2,500 up to a maximum amount of $30,000. Technical assistance 
and  counseling  from  a  related  agency, NYSBDC,  or  SCORE,  is  required.  For more  information, 
please contact the Office of Economic Development at (914)995‐2988. Click here to download a 
copy  of  the  Westchester  Rockland  Revolving  Loan  Fund  Application.  All  submissions  should 
include a copy of the SBA Form 413 ‐ Personal Financial Statement. 
 
Source:  http://www.westchestergov.com/economic/doing_business/bus_assist‐loan.asp 
 
Community Capital Resources (CCR)  
 
CCR is a not‐for‐profit Community Development Financial Institution (CDFI) established in 1989 to 
bring  financial,  technical  and educational  resources  to  affordable housing  and  community  and 
economic  development  initiatives  in  the  lower  Hudson  Valley.  We  achieve  these  objectives 
through  a  variety  of  programs  including:  affordable  housing  lending;  support  for  micro‐
businesses  including  grants,  loans  and  technical  assistance;  and  the  encouragement  of  asset 
building  for  low‐income  families  and  communities  through  our  financial  literacy  education 
program,  our  support  of  Volunteer  Income  Tax  Assistance  and  our  Individual  Development 
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Account program. 
 
Formerly known as the Westchester Housing Fund, we have recently changed our name to reflect 
our  growing menu  of  programs  and  our  expanded  service  area  that  now  includes  Dutchess, 
Orange, Putnam, Rockland, Sullivan and Ulster counties in the lower Hudson Valley. 
 
Community Capital Resources  is an  SBA Microlender. Through  its Enterprise  Fund, Community 
Capital Resourcesoffers small business loans, with competitive rates that are perfect for new and 
emerging  businesses,  that  have  difficulty meeting  the  credit  or  collateral  requirements  of  a 
conventional lender. Typical Loans range from $500 to $25,000 at affordable interest rates. 
 
Loan uses include: 
 
• Materials • Inventory • Equipment • Marketing • Licensing • Working Capital 
 
Eligibility Requirements: 
• Borrowers must complete a business plan 
• Be the principal owner of the business 
• Be at least 21 years of age 
• Own a business based in Dutchess, Putnam, Rockland or Westchester Counties. 
 
Source:  http://www.ccrhv.org/ 
 
Westchester County Planning Department 
 
The Planning Department conducts a comprehensive work program and  shapes and  influences 
growth and development  in Westchester County  in order to  improve quality of  life and protect 
the environment, resulting in more livable and sustainable communities. 
 
Three of the five specialized sections of the department – Land Use and Development, Housing 
and Environmental Planning – focus on the initiatives that carry out this mission. They utilize the 
technical  expertise  of  the  department’s  two  other  sections  – Design  and  Administration  –  to 
produce quality products and plans in the most cost‐effective manner for county residents.  
 
Activities within each section focus on the pattern of development, the natural environment and 
ways  in which buildings,  transportation and open space can be shaped or utilized  to achieve a 
physical environment  that  fosters  smart growth  for Westchester County. The department  staff 
works closely with other county departments, elected and appointed officials and staff of the 45 
municipalities and private and non‐profit businesses and organizations.  
 
The work program  includes activities that are mandated by the county charter, New York State 
and the federal governments. These include the review of certain proposed land use and zoning 
actions by municipalities, review of county capital projects and the environmental review (SEQR 
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or NEPA) of all county projects and legislative actions. 
 
S o u r c e :     h t t p : / / p l a n n i n g . w e s t c h e s t e r g o v . c o m / i n d e x . p h p ?
option=com_content&task=view&id=1225&Itemid=2160 
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Appendix B.  Detailed Data from Surplus/Leakage Analysis  
SURPLUS/LEAKAGE AT 5‐MINUTE DRIVE TIME 
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SURPLUS/LEAKAGE AT 15‐MINUTE DRIVE TIME 
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APPENDIX E 
Zoning Map Rezoning Spreadsheet  

 
Appendix E contains 95 separate cut sheets of recommended zoning map amendments covering over 

250  individual parcels  in unincorporated Greenburgh. Appendix E  is  referenced on Page 12‐7 of  the  

dra   Comprehensive  Plan  and  contains  recommended  zoning  map  amendments  that  exhibit             

conformance  with  the  Comprehensive  Plan’s  dra   future  land  use  Plan.  A  majority  of  the                 

recommended zoning changes are the result of zoning boundaries  that segment exis ng lots. 
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APPENDIX F 
School District Data  

 
Over  the  course  of  2014,  Town  Staff  coordinated mee ngs with  each  school  district  to  provide  an    

overview of  the dra  Plan. Appendix F  includes basic  informa on such as  the school district’s name, 

address, phone number, website address link and school district report card link. As stated on the State 

Educa on Department website,  the New York  State Report Cards provide enrollment, demographic, 

a endance, suspension, dropout, teacher, assessment, accountability, gradua on rate, post‐graduate 

plan, and  fiscal data for public and charter schools, districts, and the State.  
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Ardsley Union Free School District 
 

500 Farm Road, Ardsley, NY 10502 

Phone: 914‐295‐5500 | Fax: 914‐295‐5976 

h p://www.ardsleyschools.org/pd/ardsley/index.html 

h ps://reportcards.nysed.gov/schools.php?district=800000035528&year=2012 

 

Edgemont Union Free School District 
300 White Oak Lane, Scarsdale, NY 10582 

Phone: 914‐295‐5500 | Fax: 914‐295‐5976 

h p://www.edgemont.org/www/edgemont/site/hos ng/premierdesign/index.html 

h ps://reportcards.nysed.gov/schools.php?district=800000035503&year=2012 

 
Elmsford Union Free School District 
98 South Goodwin Avenue, Elmsford, NY 10523 

Phone: 914‐592‐8440 | Fax: 914‐592‐2181 

h p://eufsd.org/site/default.aspx?PageID=1 

h ps://reportcards.nysed.gov/schools.php?district=800000035494&year=2012 

 
Greenburgh Central School District 
475 West Hartsdale Avenue,  Hartsdale, NY 10530 

Phone: 914‐761‐6000 | Fax: 914‐592‐2181 

h p://www.greenburghcsd.org/pages/greenburghcsd 

h ps://reportcards.nysed.gov/schools.php?district=800000035507&year=2012 

 
Hastings‐on‐Hudson Union Free School District   
27 Farragut Avenue, Has ngs‐on‐Hudson, NY 10706 

Phone: 914‐478‐2900 

h p://www.hohschools.org/site/default.aspx?PageID=1 

h ps://reportcards.nysed.gov/schools.php?district=800000035553&year=2012 

http://www.ardsleyschools.org/pd/ardsley/index.html�
https://reportcards.nysed.gov/schools.php?district=800000035528&year=2012�
http://www.edgemont.org/www/edgemont/site/hosting/premierdesign/index.html�
https://reportcards.nysed.gov/schools.php?district=800000035503&year=2012�
http://eufsd.org/site/default.aspx?PageID=1�
https://reportcards.nysed.gov/schools.php?district=800000035494&year=2012�
http://www.greenburghcsd.org/pages/greenburghcsd�
https://reportcards.nysed.gov/schools.php?district=800000035507&year=2012�
http://www.hohschools.org/site/default.aspx?PageID=1�
https://reportcards.nysed.gov/schools.php?district=800000035553&year=2012�
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Irvington Union Free School District  
40 North Broadway, Irvington, NY 10533 

Phone: 914‐591‐8500 / Fax: 914‐591‐6714 

h p://www.edline.net/pages/Irvington_High_School 

h ps://reportcards.nysed.gov/schools.php?district=800000035624&year=2012 

 
Pocantico Hills Central School District  
599 Bedford Road 

Sleepy Hollow, NY 10591 

Phone: 914‐631‐2440 / Fax: 914‐631‐3280 

h p://pocan co.pocan cohills.org 

h ps://reportcards.nysed.gov/schools.php?district=800000035385&year=2012 

 
 
Union Free School District of the Tarrytowns 
200 N. Broadway  

Sleepy Hollow, NY 10591 

Phone: 914‐631‐9404 / Fax: 914‐332‐6283 

h p://www.tufsd.org/pages/TUFSD/Schools 

h ps://reportcards.nysed.gov/schools.php?district=800000035640&year=2012 

 
 
Valhalla Union Free School District 
316 Columbus Avenue, Valhalla, NY 10595 

Phone: 914‐683‐5040 / Fax: 914‐683‐5075 

h p://valhallaschools.org/ 

h ps://reportcards.nysed.gov/schools.php?district=800000035358&year=2012 

http://www.edline.net/pages/Irvington_High_School�
https://reportcards.nysed.gov/schools.php?district=800000035624&year=2012�
http://pocantico.pocanticohills.org�
https://reportcards.nysed.gov/schools.php?district=800000035385&year=2012�
http://www.tufsd.org/pages/TUFSD/Schools�
https://reportcards.nysed.gov/schools.php?district=800000035640&year=2012�
http://valhallaschools.org/�
https://reportcards.nysed.gov/schools.php?district=800000035358&year=2012�
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APPENDIX G 
Tax Rates Per $1,000 of Assessed Value 

 

Appendix  G  provides  informa on  on  2014‐2015  School  District,  2014  Westchester  County,  2014   

Greenburgh  Town  Outside  Villages  and  2014  Fire/Fire  Protec on  District  tax  rates  per  $1,000  of         

assessed value.  All of these taxes are collected by the Town of Greenburgh Tax Receiver. 

School Tax Exemptions 
The New  York  State  School  Tax  Relief  (STAR)  program  provides  an  exemp on  for  owner‐occupied,     

primary residences where the combined  income of resident owners and their spouses  is $500,000 or 

less.   Basic STAR reduces the assessed value for school tax purposes.   This helps the homeowner but 

doesn’t harm the school district, which is reimbursed by the state. 

Senior Ci zens with combined incomes that do not exceed $83,300 may qualify for a larger (Enhanced 

STAR)  exemp on.    The  defini on  of  income  is  the  adjusted  gross  income  for  federal  income  tax         

purposes less any taxable distribu on from an Individual Re rement Account. 

County and Town Tax Exemptions 
County and Town tax exemp ons are available to property owners with limited incomes who are senior 

ci zens  and/or  disabled,  to  veterans,  and  to  volunteer  fire  department  and  ambulance  company   

members. 



Appendix G: Tax Rates Per $1,000 of Assessed Value  

 
2014‐2015     

School District Tax 

2014            

County Tax * 

2014                                        

Town Tax Outside Villages ** 

Ardsley UFSD  $735.2926  $105.2094  $194.8981 

Edgemont UFSD  $668.3601  $105.2094  $194.8981 

Elmsford UFSD  $578.4639  $105.2094  $194.8981 

Greenburgh CSD  $493.6167  $105.2094  $194.8981 

Has ngs UFSD  $783.3089  $105.2094  $194.8981 

Irvington  UFSD  $665.3506  $105.2094  $194.8981 

Pocan co CSD  $279.1709  $105.2094  $194.8981 

Tarrytown UFSD  $722.3833  $105.2094  $194.8981 

Valhalla UFSD  $585.5840  $105.2094  $194.8981 

*Approximately $26 per $1,000 is added to the County Tax for refuse and sewer 

**An addi onal $5.5472 per $1,000 (Consolidated Sewer Maintenance District) is added to the 
Town Tax Outside Villages 



Appendix G: Tax Rates Per $1,000 of Assessed Value  

Fire Districts ‐ Greenburgh  Fire District Tax 

Fairview  $152.2074 

Greenville   $114.8317 

Hartsdale  $167.0481 

Fire Protec on Districts   Fire District Tax 

Chauncey  $153.5561 

Donald Park  $49.3876 

East Irvington  $19.6409 

Glenville  $38.1636 

North Elmsford  $24.1643 

South Ardsley  $34.9991 

West Elmsford  $23.8907 

 



Unincorporated  Greenburgh Comprehensive Plan 

9-28-16 

 

 

APPENDIX H 
Parcel Use Breakdown by School District  

 

Appendix H  includes a breakdown of parcels by use type (residen al, u lity, vacant, commercial, etc.) 

within each of the nine school districts. This informa on is based on Town of Greenburgh assessment 

data for the year 2014.   

The counts of apartments may include units that are tax exempt. 

 

 

 



Appendix H: Parcel Use Breakdown by School District (Unincorporated  Greenburgh) - 2014 

Unincorporated Greenburgh (All School Districts) 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 9,316 9,316 $166,641,896 $162,606,113 55.8% 

Multi-Family                 

(2 & 3 Family) 
213 444 $2,977,205 $2,872,725 0.9% 

Co-ops 30 3,219 Coops, Condos, 

Apartments 

Combined 

$42,737,519  

Coops, Condos, 

Apartments 

Combined 

$39,424,863 

13.5% Condos 3,012 3,012 

Apartments                  

(4 Family +) 
38 1,928 

Vacant 894 - $2,588,097 $2,588,097 0.8% 

Commercial 486 - $67,106,201 $65,477,039 22.5% 

Utility 276 - $19,082,207 $18,450,757 6.3% 

Exempt 378 - $66,076,389 0 0% 

Totals 14,643 17,919 $367,209,514 $291,419,594  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Ardsley Union Free School District 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 1,081 1,081 $20,738,929 $20,181,594 70.65% 

Multi-Family                 

(2 & 3 Family) 
1 2 $15,450 $15,450 0.054% 

Co-ops N/A N/A Coops, Condos, 

Apartments 

Combined 

$3,814,732 

Coops, Condos, 

Apartments 

Combined 

$3,791,751  

13.27% Condos 248 248 

Apartments                  1 15 

Vacant 135 - $275,800 $275,800 0.965% 

Commercial 22 - $2,348,685 $2,348,685 8.22% 

Utility 24 - $1,951,055 $1,951,055 6.83% 

Exempt 32 - $8,300,411 0 0% 

Totals 1,544 1,346 $37,445,062 $28,564,335  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Edgemont Union Free School District 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 1,893 1,893 $52,173,530 $51,704,692 73.98% 

Multi-Family                 

(2 & 3 Family) 
2 4 $105,750 $102,753 0.14% 

Co-ops 7 541 
Coops, Condos, 

Apartments 
Combined 
$4,279,633  

Coops, Condos, 
Apartments 
Combined 
$4,196,926  

6.00% Condos 205 205 

Apartments                  2 141 

Vacant 242 - $613,432 $613,432 0.87% 

Commercial 79 - $10,644,606 $10,644,606 15.23% 

Utility 30 - $2,705,431 $2,705,431 3.87% 

Exempt 57 - $4,388,606 0 0% 

Totals 2,517 2,784 $74,910,988 $69,967,840  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Elmsford Union Free School District 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 1,110 1,110 $15,214,418 $14,647,817 54.84% 

Multi-Family                 

(2 & 3 Family)  
50 107 $645,370 $614,299 2.29% 

Co-ops 1 6 
Coops, Condos, 

Apartments 
Combined 
$3,218,050 

Coops, Condos, 
Apartments 
Combined 
$3,218,050 

12.04% Condos N/A N/A 

Apartments                  1 549 

Vacant 155 - $307,949 $307,949 1.15% 

Commercial 62 - $6,423,905 $6,381,055 23.89% 

Utility 33 - $1,540,653 $1,540,653 5.76% 

Exempt 52 - $2,025,407 0 0% 

Totals 1,464 1,772 $29,375,752 $26,709,823  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Greenburgh Central School District 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 3,880 3,880 $55,548,337 $53,674,244 51.13% 

Multi-Family                  

(2 & 3 Family) 
109 232 $1,510,815 $1,462,500 1.39% 

Co-ops 20 2,364 
Coops, Condos, 

Apartments 
Combined 

$25,290,057 

Coops, Condos, 
Apartments 
Combined 

$22,228,576 

21.17% Condos 1,905 1,905 

Apartments                  30 954 

Vacant 270 - $794,371 $794,371 0.75% 

Commercial 213 - $20,721,106 $20,562,144 19.59% 

Utility 57 - $6,238,779 $6,238,779 5.94% 

Exempt 167 - $22,643,109 0 0% 

Totals 6,651 9,335 $132,746,574 $104,960,614  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Hastings-on-Hudson Union Free School District 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 124 124 $2,199,432 $2,164,039 55.43% 

Multi-Family                 

(2 & 3 Family) 
2 4 $27,150 $27,150 0.69% 

Co-ops N/A N/A 
Coops, Condos, 

Apartments 
Combined 
$1,185,265 

Coops, Condos, 
Apartments 
Combined 
$1,154,504 

29.57% Condos 125 125 

Apartments                  N/A N/A 

Vacant 25 - $75,140 $75,140 1.92% 

Commercial 10 - $299,570 $299,570 7.67% 

Utility 21 - $183,002 $183,002 4.68% 

Exempt 14 - $3,676,750 0 0% 

Totals 321 253 $7,646,309 $3,903,405  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Irvington Union Free School District 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 267 267 $5,346,655 $5,260,837 44.49% 

Multi-Family                 

(2 & 3 Family) 
26 49 $364,730 $356,482 3.014% 

Co-ops N/A N/A 
Coops, Condos, 

Apartments 
Combined 
$40,150 

Coops, Condos, 
Apartments 
Combined 
$40,150 

0.33% Condos 7 7 

Apartments                  1 15 

Vacant 24 - $118,400 $118,400 1.00% 

Commercial 12 - $5,659,570 $5,659,570 47.86% 

Utility 21 - $389,255 $389,255 3.29% 

Exempt 19 - $2,033,226 0 0% 

Totals 377 338 $13,951,986 $11,824,694  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Pocantico Central School District 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 193 193 $3,271,739 $3,179,214 12.02% 

Multi-Family                 3 6 $63,150 $60,150 0.23% 

Co-ops N/A N/A 
Coops, Condos, 

Apartments 
Combined 
$1,416,700  

Coops, Condos, 
Apartments 
Combined 
$1,376,619  

5.20% Condos 215 215 

Apartments                  

(4 Family +) 
1 25 

Vacant 12 - $366,250 $366,250 1.38% 

Commercial 72 - $18,550,814 $17,123,464 64.74% 

Utility 37 - $4,546,743 $4,343,143 16.42% 

Exempt 21 - $2,030,330 0 0% 

Totals 554 439 $30,245,726 $26,448,840  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Union Free School District of the Tarrytowns  

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 58 58 $569,434 $528,927 10.43% 

Multi-Family                 

(2 & 3 Family) 
11 22 $116,690 $113,690 2.24% 

Co-ops N/A N/A 
Coops, Condos, 

Apartments 
Combined 
$2,145,772 

Coops, Condos, 
Apartments 
Combined 
$2,107,652 

41.58% Condos 307 307 

Apartments                  

(4 Family +) 
N/A N/A 

Vacant 2 - $1,350 $1,350 0.02% 

Commercial 5 - $2,129,525 $2,129,525 42.01% 

Utility 32 - $615,599 $187,749 3.70% 

Exempt 5 - $256,600 0 0% 

Totals 420 387 $5,834,970 $5,068,893  



Appendix H: Parcel Use Breakdown by School District (Unincorporated Greenburgh) - 2014 

Valhalla Union Free School District 

Type Total # Parcels 
Total # 

Dwelling Units 
Assessed Value  Town Taxable 

Percentage of 

Town Taxable 

One-Family 710 710 $11,579,422 $11,264,749 80.64% 

Multi-Family                        

(2 & 3 Family) 
9 18 $128,100 $117,251 0.83% 

Co-ops 2 308 
Coops, Condos, 

Apartments 
Combined 
$1,347,160  

Coops, Condos, 
Apartments 
Combined 
$1,310,635  

9.38% Condos N/A N/A 

Apartments                  2 229 

Vacant 29 - $35,405 $35,405 0.25% 

Commercial 11 - $328,420 $328,420 2.35% 

Utility 21 - $911,690 $911,690 6.52% 

Exempt 11 - $20,721,950 0 0% 

Totals 795 1,265 $35,052,147 $13,968,150  
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APPENDIX I 
Tax Exempt in acreage by School and Fire Districts  

 
Appendix  I  includes maps  and  related  tables  indica ng  the  loca on  and percentages of  tax  exempt 

proper es  in  unincorporated  Greenburgh.  The  informa on  is  based  on  Town  of  Greenburgh               

assessment data for the year 2014.  

 



Appendix I: Tax Exempt Acreage by School Districts in Unincorporated Greenburgh 

Name 

Approx. Total 

Acreage in 

unincorporated 

Greenburgh 

Approx. Total Acreage of Tax 

Exempt Proper es in 

unincorporated Greenburgh 

Percentage of unincorporated 

Greenburgh Tax Exempt Property 

Acreage (within District) 

Ardsley School District  1,443  338  23.5% 

Edgemont School 
District 

1,720  170   9.9% 

Elmsford School District  1,216  380  31.2% 

Greenburgh Central 
School District 

3,759  803  21.4% 

Has ngs School District  311  37  12.1% 

Irvington School 
District 

497  37  7.6% 

Pocan co School 
District 

1,118  95  8.6% 

Tarrytown School 
District 

370  145  39.2% 

Valhalla School District  941  606  64.4% 



Appendix I: Tax Exempt Acreage by Combina on Fire Districts and  Volunteer Fire Districts in 

Unincorporated Greenburgh 

Name 

Approx. Total Acreage 

in unincorporated 

Greenburgh 

Approx. Total Acreage of Tax 

Exempt Proper es in 

unincorporated Greenburgh 

Percentage of Tax Exempt 

Property Acreage (within 

District) 

Independent Combina on Districts  

Fairview Fire District  3,350  1,055  31.5% 

Greenville Fire District  1,705  189  11.1% 

Hartsdale Fire District  2,235  543  24.3% 

Total  7,291     

Volunteer Fire Protec on Districts 

West Elmsford & North 

Elmsford (Elmsford Fire District) 
1,684  193  11.5% 

East Irvington (Irvington Fire 

District) 
365  168  46.2% 

Donald Park (Has ngs‐on‐

Hudson Fire District) 
 657  268  40.2% 

Chauncey and South Ardsley 

(Ardsley Fire Department) 
598  35  5.9% 

Glenville (Tarrytown Fire 

Department) 
662  277  41.8% 

Total  3,968     
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APPENDIX J 
Sales/Rental price by School District Supplement 

 
Appendix J  lists average sales and rental price  informa on by school district. The sales  informa on  is 

based on 2014 Town of Greenburgh Tax Assessment data. Rental  informa on  is based on 2014‐2015 

local mul ple lis ng service.  

 



Appendix J: Sales/Rental by School District (Unincorporated Greenburgh) ‐ 2014 

Ardsley Union Free School District 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $776,918  $610,000 

$2,100 ‐ $6,500  $3,500 
Mul ‐Family  Condominium/     

Co‐opera ve Unit 
$849,190  $818,750 

Edgemont Union Free School District 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $1,219,517  $1,191,250 

$1,650 ‐ $4,500   $3,000 
Mul ‐Family  Condominium/     

Co‐opera ve Unit 
$451,889  $475,500 

Elmsford Union Free School District 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $422,625  $441,750 

$1,700 ‐ $4,800  $3,100 Mul ‐Family  Condominium/     

Co‐opera ve Unit 
N/A  N/A 

Greenburgh Central School District 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $506,333  $480,000 

$950 ‐ $5,500  $2,300 Mul ‐Family  Condominium/     

Co‐opera ve Unit 
$390,021  $328,500 

Has ngs‐on‐Hudson Union Free School District 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $537,500  $537,500 

$1,000 ‐ $7,000  $2,150 Mul ‐Family  Condominium/     

Co‐opera ve Unit 
$387,500  $150,000 

Irvington Union Free School District 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $709,874  $696,250 

$1,250 ‐ $7,300 Mul ‐Family  Condominium/     

Co‐opera ve Unit 
N/A  N/A 

* Rental Figures are for a combina on of one‐family and mul ‐family uses. 

$3,500 



Pocan co Hills Central School District 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $770,000  $450,000 

$1,400 ‐ $2,600  $2,200 
Mul ‐Family  Condominium/     

Co‐opera ve Unit 
$269,786  $225,000 

Union Free School District of the Tarrytowns 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $383,000  $383,000 

$1,400 ‐ $7,500  $1,800 Mul ‐Family  Condominium/     

Co‐opera ve Unit 
$337,056  $247,000 

Valhalla Union Free School District 

Type of Use 
Average Sales 

Price 

Median Sales   

Price  

Range of Rent 

Paid*  
Median Rent Paid* 

One‐Family Residence  $554,543  $554,500 

$1,450 ‐ $5,900 Mul ‐Family  Condominium/     

Co‐opera ve Unit 
N/A  N/A 

* At least 50 percent of residen al rental prices fall within the specified range 

$1,850 
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APPENDIX K 
Exis ng CA District Mul ‐Family Build‐out  

 
Appendix K of  the Plan  lists parcels  in  the CA District  in excess of  two acres  (the 

minimum acreage needed to propose mul ‐family development) that are vacant or 

not currently developed with mul ‐family residen al uses. A full build‐out of all of 

these  parcels  is  not  likely,  however,  the  appendix  highlights  the  residen al           

development poten al of  individual  lots. Page 12‐14, Sec on 12.6.5 Mul ‐Family 

Residence  Build‐out  Under  Exis ng  Zoning  and  Sec on  12.6.6  Mul ‐Family         

Residence (Future Land‐use) contain discussion relevant to this build‐out analysis.  



Appendix K: Central Avenue Mul family Build‐out Analysis 

Map Key Parcel ID Address Acreage 

Mul family 

Buildout 

(Bedrooms) 

Greenburgh Central School District 

1  8.150‐96‐5  401‐425 Central Park Ave. North (T.J. Maxx)  2.64  93 

2  8.150‐96‐4 
381‐393 Central Park Ave. North (Dalewood Shopping 

Center ‐ Mrs. Green’s) 
2.87  101 

3  8.150‐96‐3 
355‐371 Central Ave. North (Dalewood Shopping Center ‐  

H Mart) 
7.95  278 

4  8.150‐96‐1  319‐333 Central Park Ave. North (Michaels)  5.69  199 

5  8.150‐98‐2  324 Central Park Ave. North (Petco)  2.16  74 

6  8.210‐151‐3  215‐299 Central Park Ave. North (Westchester Square)  11.18  391 

7  8.300‐227‐3  141 Central Park Ave. South (Office Building)  2.72  95 

8  8.300‐227‐1  161 Central Park Ave. North (Hartsdale Plaza)  3.21  112 

9  8.290‐220‐14  Central Park Ave. South (Vacant)  2.41  84 

    Total (Greenburgh Central School District) 40.83 1,427 

Edgemont School District 

10  8.350‐253‐1  365 Central Park Ave. South  (Archway Plaza)  3.77  132 

11  8.350‐252‐5  423 Central Park Ave. South (The Tile Shop)  3.66  128 

12  8.471‐346‐1  450‐460 Central Park Ave. South (Scarsdale Plaza)  4.46  156 

13  8.471‐346‐17 & 18  520 ‐ 540 Central Park Ave. South (Dilmaghani)  4.31  151 

14  8.470‐332‐32  668 Central Park Ave. South (A&P Plaza)  2.80  98 

15  8.460‐329‐2  728 Central Park Ave. South (Curry Chevrolet)  2.67  94 

16  8.460‐328‐1 
799‐855 Central Park Ave. South (Greenville Shopping 

Center) 
7.03  246 

17  8.530‐363‐2  1001 Central Park Ave. South (Midway Shopping Center)  14.30  500 

18  8.590‐405‐4 & 5  1019‐1059 Central Park Ave (Buy Buy Baby)  5.79  203 

19  8.590‐405‐1  1111‐1123 Central Park Ave (Pet Goods)  5.05  177 

    Total (Edgemont School District) 53.84 1,885 

   
Total number 

of Bedrooms 

      94.67  3,312 

Total Acreage (All of CA District) 
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