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CHAPTER 11.0 Economic Development 
 
11.1 Relationship to Guiding Principles  
 

Economic development is the process of improving a community’s well-being through 
job creation, business and income growth. A healthy local economy is essential for a 
livable and sustainable community. It must be recognized, however, that economic 
considerations are just one of several aspects of a sustainable community. When 
planning for a stronger economy, a balanced approach also involves social and 
environmental considerations. Complementary development and redevelopment of 
existing residential, business, office and industrial districts are part of a comprehensive 
strategy for promoting unincorporated Greenburgh’s diverse set of businesses, 
educated and skilled residents and workforce.  
 

11.2 Regional Planning Context 
 

Economic development planning is best carried out in a regional context. Coordination 
and consistency with the policies of Westchester County and New York State are 
important as economic impacts stretch beyond municipal borders. Unincorporated 
Greenburgh is located within New York State’s Mid-Hudson Region, which consists of 
the following seven counties: Dutchess, Orange, Putnam, Rockland, Sullivan, Ulster, 
and Westchester. In this chapter, unincorporated Greenburgh’s economic 
development census data is often compared with Westchester County’s. Additional 
comparisons are often made within the Mid-Hudson and New York metropolitan 
regions.   
 

11.2.1 New York State 
 

Two regional policy guides (the Mid-Hudson Regional Economic Development Council’s 
- REDC Strategic Plan; and the Mid-Hudson Regional Sustainability Plan - MHRSP) and 
the process associated with the replacement of the Tappan Zee Bridge highlight 
excellent economic opportunities for unincorporated Greenburgh.  
 
The Regional Economic Development Council (REDC), a public-private partnership, 
adopted a 5-year economic plan in November 2011 (updated in 2012) that is specific to 
the Mid-Hudson Region. The REDC Strategic Plan contains four major strategies, each 
of which is consistent with the local economic development strategies of this Plan.  
 
The MHRSP was funded as part of the New York State Energy Research and 
Development Authority’s (NYSERDA) Cleaner Greener Cities program. It is 
complementary to the REDC Strategic Plan, with a focus on sustainability related to 
agriculture, energy, economic development, land-use, materials management and 
water.   
 
 

Regional Economic 
Development takes 
place at the inter-

municipal, County and 
State levels, and also 
within the framework 

of the Mid-Hudson 
Region, a seven 

County consortium. 

The MHRSP was 
prepared by a seven 
county consortium,  
co-chaired by the 

Town of Greenburgh 
and Orange County.  
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The Tappan Zee Bridge Replacement is an estimated $3.1 billion project involving 
coordination with the New York State Transit Authority (NYSTA), New York State 
Department of Transportation (NYSDOT), New York Metropolitan Transportation 
Council (NYMTC), Metropolitan Transportation Authority (MTA), Westchester County 
and local municipalities. This major regional transportation investment is expected to 
extend beyond the bridge itself into corridors associated with I-287 (Cross-
Westchester Expressway). Well into the future, it will facilitate economic opportunities 
throughout unincorporated Greenburgh. Continued coordination and planning is 
required to maximize local benefits.  

All references to 
Research and 

Development or 
“R&D” are inclusive 

of, but not limited to, 
the growing 

Biotechnology, 
Biomedical and 

Biopharmaceutical 
Industries.  

11.2.2 Mid-Hudson REDC & Mid-Hudson Regional Sustainability Plan 
 

The REDC Strategic Plan lists four overarching strategies: (1) invest in technology by 
targeting job creation investments in identifiable industry ‘clusters’ such as biotech, 
biomedical and healthcare, advanced manufacturing, and information technology; (2) 
attract and retain mature industries by undertaking initiatives to retain and stimulate 
anchor industries such as distribution, financial and professional services, and 
corporate food and beverage businesses; (3) grow natural resource-related sectors by 
leveraging the region’s assets, including tourism; and (4) support projects that improve 
key regional infrastructure to make the region more business-ready, foster housing 
investment to create construction jobs and an expanded housing supply and support 
the revitalization of centers as engines of regional prosperity. 
 
Unincorporated Greenburgh’s economic development strategies are consistent with 
the REDC Strategic Plan. For example, local support of the growing industry ‘clusters’ 
such as the biotech, biomedical and biopharmaceutical sectors is evident in the 
planned initiatives associated with the Research & Development (R&D) Clusters, 
discussed in Section 12.10.  
 

Rendering of the Tappan Zee Bridge 
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Retention and support of existing businesses are priorities as is fostering new 
economic development that preserves the Town’s natural assets and does not conflict 
with established residential neighborhoods.  
 

11.2.3 Westchester County 
 

Westchester County’s economic development strategies are found in the current 
Westchester 2025 initiative and in Patterns for Westchester: the Land and the People. A 
majority of these strategies have a land-use focus. Westchester 2025 notes that the 
health of the economy and environment depends on measures to protect a historic 
center/corridor/open space pattern. One County policy is to channel development, 
whenever possible, to centers where infrastructure can support growth, public 
transportation can be provided efficiently and redevelopment can enhance economic 
vitality. Beyond centers, Westchester 2025 indicates that developed corridors should 
be evaluated for steps needed to make these areas into efficient and attractive multi-
use places. A primary component of the Plan is to facilitate investment in commercial 
corridors in order to produce lasting economic benefits, such as an increased tax base 
and successful places of employment. Where appropriate, economic development, 
consistent with Westchester 2025 policies is anticipated through continued 
coordination with Westchester County and adjacent municipalities.  
 

11.2.4 Coordination with Adjacent Municipalities 
 

Land-use decisions benefitting one community's economy and tax base may adversely 
affect traffic patterns, housing demand, transportation accessibility, infrastructure 
needs and economic viability in neighboring municipalities. Coordinating economic 
development with surrounding communities can benefit each community's economy 
and tax base and improve traffic patterns, housing options, transportation accessibility 
and infrastructure. Section 12.8 addresses the inter-municipal coordination necessary 
for various planning initiatives. Figure 12.16 highlights these coordinated planning 
areas.   

With 43 separate 
municipalities in 

Westchester County, 
economic 

development is 
expected to cross 

municipal borders and 
benefit multiple 

jurisdictions.   
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11.3 Existing Conditions 
 

Through numerous tables and statistical narrative Chapter 11.0 strives to place 
unincorporated Greenburgh in its social, economic and developmental place in 
Westchester County, New York State and the nation. 
 

11.3.1 Income 
 

Tables 11.1 through 11.3 provide year 2000 and year 2011 income data. In 2011, 
median household income in unincorporated Greenburgh was $116,698 compared to 
$80,725 in Westchester County. A household is defined as a person or a group of 
people who occupy a housing unit as their usual place of residence. Because many 
households consist of only one person, average household income is usually less than 
average family income. 
 
Table 11.1 indicates that after accounting for inflation, in terms of buying power, 
median household income increased 2.4 percent in unincorporated Greenburgh, from 
$113,845 in 2000 to $116,698 in 2011. The Consumer Price Index (CPI) inflation 
calculator uses the average CPI for a given calendar year. This data represents changes 
in prices of all goods and services purchased for consumption by households.(1)  

 
Within a 30-minute drive from the intersection of Healy Avenue and Central Park 
Avenue, there are 7.5 million people with a median household income lower than that 
of unincorporated Greenburgh. However, this regional population still possesses 
relatively strong buying power at $61,832.  

Table 11.1: Median Household Income (2000 & 2011) 

 2000  
2000 

(in 2011 Buying 
Power) 

2011 

% Change 2000 
 (in 2011 Buying 

Power) 

to 2011 

Unincorporated 
Greenburgh                             

(Weighted Median 
Household Income) 

$87,154  $113,845 $116,698  2.4% 

Westchester County                                              
(Median Household Income) 

$63,582  $83,055  $80,725  -2.8% 

Source: U.S. Census Bureau, 2000 Census SF3, Tables P053 & P020, (12 December 2012); U.S. Census Bureau, 2007-
2011 American Community Survey, Tables B19013 & B11001  (12 December 2012) 

The Census Bureau 
does not publish an 
itemized list of the 
age and income of 

each person in a 
census tract. Instead, 
a weighted mean is 
used. It is similar to 
an arithmetic mean 
(the most common 

type of average) 
where instead of each 

of the data points 
contributing equally 
to the final average, 

some data points 
contribute more than 

others.  

Per capita, or per person income, was also higher locally when compared to County 
figures. In 2011, per capita income in unincorporated Greenburgh was $59,923 
compared to $48,306 in Westchester County. Table 11.2 indicates that after accounting 
for inflation, in terms of buying power, per capita income increased 1.8 percent in 
unincorporated Greenburgh, from $58,830 in 2000 to $59,923 in 2011. 

Census Bureau 
definitions are listed 

in Chapter 10.0 
Demographics and 

Housing.  

http://www.bls.gov/cpi/
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The policies for 
economic 

development in 
unincorporated 
Greenburgh are 

intended to increase 
local employment 

opportunities. 

Table 11.2: Per Capita Income (2000 & 2011) 

 2000  
2000  

 (in 2011 Buying 
Power) 

2011 
% Change 2000 

(in 2011 Buying Power)  

to 2011 

Unincorporated 
Greenburgh                 

(Weighted Per Capita Income) 
$45,037  $58,830 $59,923  1.8% 

Westchester County                                          
(Per Capita Income) 

$36,726  $47,973 $48,306  0.6% 

Source: U.S. Census Bureau, 2000 Census SF3, Table P082, (12 December 2012); U.S. Census Bureau, 2007-2011 
American Community Survey, Tables B19301 & B1001 (12 December 2012) 

Household income distribution patterns in unincorporated Greenburgh and 
Westchester County are shown on Table 11.3. Approximately 80 percent of households 
in unincorporated Greenburgh earned $50,000 or greater in 2011.  

Table 11.3: Household Income Distribution (2000 & 2011) 

 
Unincorporated Greenburgh  Westchester County  

Percent (Year 
2000) 

Percent (Year 
2011) 

Percent (Year 
2000) 

Percent  
(Year 2011) 

    Less than $10,000 3.2% 2.2% 7.3% 4.6% 

   $10,000 to $14,999 2.3% 2.3% 4.3% 3.5% 

   $15,000 to $24,999 5.5% 3.5% 8.2% 7.3% 

   $25,000 to $34,999 6.4% 5.1% 8.3% 7.2% 

   $35,000 to $49,999 10.1% 7.0% 11.8% 9.8% 

   $50,000 to $74,999 16.7% 13.6% 16.8% 14.7% 

   $75,000 to $99,999 14.4% 11.7% 12.3% 11.6% 

   $100,000 to $149,999 18.5% 20.1% 14.3% 16.0% 

   $150,000 to $199,999 9.7% 12.1% 6.4% 8.9% 

   $200,000 or more 13.2% 22.5% 10.4% 16.4% 

Total 100.0% 100.0% 100.0% 100.0% 

Source: U.S. Census Bureau, 2000 Census SF1, Table P052, (12 December 2012) & U.S. Census Bureau, 2007-2011 American Community 
Survey, Table B19001 (12 December 2012)  

11.3.2 Labor Force 
 

The resident labor force in unincorporated Greenburgh increased by 375 persons age 
16+ from year 2000 (23,247) to 2011 (23,622). Table 11.4 indicates that the 2011 
unemployment rate (4.9 percent) was less than Westchester County’s (7.2 percent). 
From the start of the U.S. recession in December 2007 through December 2009, the 
Mid-Hudson region lost 51,300 private sector jobs (-6.6 percent). Over the same 
period, New York State lost 4.6 percent of its private sector employment. Construction 
lost the most jobs (-15,000) in the region during this time. Several large projects in the 
region are on hold due to the economic downturn. Manufacturing also lost a large 
number of jobs (-8,500) during the downturn.  

Nationwide, existing 
businesses and 
industry are the 

source of nearly 80 
percent of new jobs 

and capital 
investment.  
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The Mid-Hudson region boasts a highly talented and qualified workforce due to  
excellent public and private colleges, discussed in Section 11.3.5. The region has an 
approximate labor force of 1.1 million, which is a valuable asset. An estimated 200,000 
workers in the region are underemployed and working at jobs that require less skill 
than they are able to offer. These regional figures are relevant because transportation 
and communication infrastructure affects the distance between supplies of labor and 
places of employment.  

Table 11.4 Labor Force (2000 & 2011) 

 
Unincorporated Greenburgh Westchester County 

2000 2011 2000 2011 

    Population Age 16+ 33,966 34,868 716,252 743,829 

   Labor Force 23,247 23,622 452,517 489,261 

   Unemployment Rate 3.3% 4.9% 4.4% 7.2% 

Source: U.S. Census Bureau, 2000 Census SF3, Table P043, (12 December 2012); U.S. Census Bureau, 2007-2011 
American Community Survey, Table B23025 (12 December 2012)  

11.3.3 Employment by Industry 
 

The North American Industry Classification System (NAICS) is the standard used by 
federal statistical agencies in classifying business establishments by industry. As Table 
11.5 notes, the top three industries employing residents in unincorporated 
Greenburgh were: (1) educational, health and social services; (2) professional, 
scientific, management, administrative and waste management services; and (3) 
finance, insurance, real estate, and rental and leasing. Westchester County had the 
same top three rankings. This data is helpful when planning for economic development 
that is based on employment growth. Strategies should focus on strengthening the 
professional sectors in which residents are employed, by facilitating job growth locally 
to lessen commute times. 
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Table 11.5: Employment by Industry - Unincorporated Greenburgh and Westchester County 
Residents * (2011) 

 

Unincorporated 
Greenburgh * 

Westchester County 

Number  Percent Number  Percent 

Agriculture, forestry, fishing and hunting, and mining 0 0.0% 676 0.1% 

Construction 807 3.6% 31,961 7.0% 

Manufacturing 937 4.2% 21,632 4.8% 

Wholesale trade 628 2.8% 11,900 2.6% 

Retail trade 1,572 7.0% 41,584 9.2% 

Transportation and warehousing, and utilities 1,171 5.2% 18,607 4.1% 

Information 918 4.1% 16,165 3.6% 

Finance, insurance, real estate, and rental and 
leasing 

2,482 11.1% 49,884 11.0% 

Professional, scientific, management, administrative 
and waste management services 

3,453 15.4% 61,642 13.6% 

Educational, health and social services 6,875 30.6% 121,205 26.7% 

Arts, entertainment, recreation, accommodation and 
food services 

1,454 6.5% 33,210 7.3% 

Other services (except public administration) 1,385 6.2% 27,832 6.1% 

Public administration 749 3.3% 17,707 3.9% 

Total 22,431 100.0% 454,005 100.0% 

* All values refer to the industries in which residents of unincorporated Greenburgh are employed. These industries may or may 
not be located in unincorporated Greenburgh or Westchester County. 

Source: U.S. Census Bureau, 2007-2011 American Community Survey, Table C24050 (12 December 2012)  

Minor discrepancies 
in the classifications 
used in Tables 11.5 

and 11.6 are 
attributed to the 

information coming 
from two 

independent sources: 
The NAICS and the 

Bureau of Labor 
Statistic’s SOC.   

11.3.4 Occupational Employment 
The Bureau of Labor Statistics maintains the Standard Occupational Classification (SOC) 
system. The 2010 SOC system is used by federal statistical agencies to classify workers 
by occupation. Table 11.6 identifies the occupations of the 22,431 employed residents 
of unincorporated Greenburgh age 16+ in 2011. Major occupation sectors included 
those in management (3,377), office and administrative support (2,274), sales and 
related (2,170), health diagnosing, treating practitioners, and others related technical 
(1,929), business and financial operations (1,863), and education, training and library 
(1,828). 
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Table 11.6: Occupational Employment Breakdown of Unincorporated Greenburgh 
Residents * (2011)  

 Number  Percent 

Employed civilian population Age 16+ 22,431 100% 

Management, business, science, and arts occupations: 12,798 57.1% 

  Management, business, and financial occupations: 5,240 23.4% 

Management occupations (3,377)   

Business and financial operations occupations (1,863)   

  Computer, engineering, and science occupations: 1,291 5.8% 

Computer and mathematical occupations (499)   

Architecture and engineering occupations (382)   

Life, physical, and social science occupations (410)   

  Education, legal, community service, arts, and media occupations: 4,003 17.8% 

Community and social service occupations (530)   

Legal occupations (962)   

Education, training, and library occupations (1,828)   

Arts, design, entertainment, sports, and media occupations 683)   

  Healthcare practitioners and technical occupations: 2,264 10.1% 

Health diagnosing and treating practitioners and other technical 
occupations (1,929) 

  

Health technologists and technicians (335)   

Service occupations: 3,128 14.0% 

Healthcare support occupations 558 2.5% 

Protective service occupations: 600 2.7% 

Protective Fire fighting and prevention, and other protective service 
workers including supervisors (346) 

  

Protective Law enforcement workers including supervisors (254)      

Food preparation and serving related occupations 580 2.6% 

Building and grounds cleaning and maintenance occupations 613 2.7% 

Personal care and service occupations 777 3.5% 

Sales and office occupations: 4,444 19.8% 

Sales and related occupations 2,170 9.7% 

Office and administrative support occupations 2,274 10.1% 

Natural resources, construction, and maintenance occupations: 947 4.2% 

Farming, fishing, and forestry occupations 14 0.1% 

Construction and extraction occupations 523 2.3% 

Installation, maintenance, and repair occupations 410 1.8% 

Production, transportation, and material moving occupations: 1,114 4.9% 

Production occupations 376 1.6% 

Transportation occupations 528 2.3% 

Material moving occupations 210 0.9% 
* All values refer to the occupations in which residents of unincorporated Greenburgh work. These occupations may or may not be located in 
unincorporated Greenburgh. 
Source: U.S. Census Bureau, 2007-2011 American Community Survey, Table C24010 (12 December 2012)  
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11.3.5 School Enrollment and Education Levels 
 

Unincorporated Greenburgh has a highly educated population. As Table 11.7 notes, 
approximately 60 percent of unincorporated Greenburgh residents received a 
Bachelors Degree or higher. This percentage is greater than Westchester County (44 
percent), the Mid-Hudson Region (37 percent) and New York State (32 percent). Of the 
31,258 residents of unincorporated Greenburgh 25 years and over, 6,181 or 19.7 
percent have received a Master’s Degree and 943 or three percent have received a 
Doctorate Degree.  
 
As unincorporated Greenburgh seeks to partner in a regional strategy to support 
investment into technology and industry ‘clusters’ such as biotech, biomedical and 
healthcare, the Mid-Hudson Region’s high concentration of colleges and universities is 
an advantage. There are 29 two- and four-year institutions enrolling 125,000 students 
and graduating approximately 20,600 students per year. In addition, New York City has 
some of the best public and private schools in the country. The region’s educated and 
skilled workforce includes 41,000 scientists, engineers and computer/math specialists, 
and 30,000 people currently working in electronics.  

Table 11.7 Educational Attainment (2011) 

 

Unincorporated  
Greenburgh 

Westchester County 

Number Percent Number Percent 

Persons 25 Years and over  31,258 100.0% 640,046 100.0% 

Less than 9th grade  681 2.2% 43,213 6.8% 

High School 
(only)   

No diploma 620 2.0% 38,007 5.9% 

Graduate 4,964 15.9% 143,631 22.4% 

College  

Some College, No 
degree 

3,908 12.5% 91,218 14.3% 

Associate Degree 2,099 6.7% 39,017 6.1% 

Bachelor Degree or 
higher 

18,986 60.7% 284,960 44.5% 

Master Degree 6,181 19.7% n/a n/a 

Doctorate Degree 943 3.0% n/a n/a 

Source: U.S. Census Bureau, 2007-2011 American Community Survey, Table B15002 (12 December 2012)  

Nationwide, New 
York ranks first in 

degrees awarded in 
computer and 

medical sciences; 
second for degrees in 

electrical 
engineering, 

mathematics and 
biological sciences; 

and third in civil and 
mechanical 

engineering. 
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11.3.6 Small Sized Industry Sectors, Business Establishments and Employers 
 

A distinct feature of the retail stores, restaurants and commercial service 
establishments throughout unincorporated Greenburgh is the prevalence of small,  
local “mom and pop” businesses. Businesses that have fewer than 10 employees 
accounted for approximately 75 percent of the total workforce. This is consistent with 
Westchester County’s percentage (approximately 80 percent). A majority of these 
businesses are located on or in close proximity to the three major corridors (Rt. 9A - 
Saw Mill River Road, Rt. 100 - Central Park Avenue and Rt. 119 - White Plains-
Tarrytown Road) and other state roads, as well as the Hartsdale Train Station. Table 
11.8 highlights the significance of small-sized businesses.  

11.3.7 Major Industry Sectors, Business Establishments, and Major Employers 
 

Several major industry sectors and employers are headquartered in unincorporated 
Greenburgh. Table 11.9 lists businesses and agencies that employ at least 100 people. 
Regeneron Pharmaceuticals, Inc. is the largest employer with approximately 1,700 
employees. Major business sectors include commercial/restaurants and offices on 
Central Park Avenue (Rt. 100), commercial uses on Tarrytown Road (Rt. 119), an 
extensive office park on White Plains Road (Rt. 119), commercial, office and industrial 
uses on Saw Mill River Road (Rt. 9A) and research and development uses on Old Saw 
Mill River Road. Economic strategies for these distinct industry sectors are discussed in 
detail in Sections 11.7, 11.8 and 11.9.   
 
The Town of Greenburgh and the public school districts located within the Town are 
also major employers.   

Table 11.8: Businesses in Unincorporated Greenburgh (Distribution by No. of 
Employees) 

Number of Employees 
Unincorporated 

Greenburgh 
Westchester County 2005 

Under 10 75% 80% 

10 - 19 12% 10% 

20 - 49 8% 6% 

50 - 99 3% 2% 

100 +  2% 2% 

Source: Town Business Registry List (2012) & Westchester County Databook 2010 

Small businesses 
employing fewer than 
10 people are a major 

component of our 
local economy. 
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The top three 
industries that 

employ residents of 
unincorporated 
Greenburgh are 

consistent with the 
industries that the 

REDC expects to grow 
in the Mid-Hudson 

Region.   

11.3.8 Commutation to Work 
 

Table 11.10 depicts the workplace destination of Town of Greenburgh residents. 
Approximately 23 percent of residents work within the Town. A comparable number of 
residents (24.5 percent) commute to Manhattan. The average commute time for Town 
of  Greenburgh residents was 32 minutes in 2008. Approximately 53 percent of 
residents reported commuting under 30 minutes while 18 percent commuted over 60 
minutes. Providing enhanced local employment opportunities is a component of the 
economic development strategies of this chapter.  

Table 11.9: Sampling of Major Non-Governmental Employers in Unincorporated 
Greenburgh  

Name 
No. 

Employees  
Name No. Employees  

Regeneron Pharmaceuticals 
Inc. 

1,700 Hackley School 190 

Siemens 726 NY School For The Deaf 156 

Coca-Cola Bottling Co. 450 San Mateo Construction 140 

Acorda Therapeutics 421 
Ray Catena BMW/Lexus 

Of Westchester 
160 

Marriott-Westchester 369 Two's Co. 125 

UPS 323 Image Works Corp 115 

K-Mart  286 YAI 110 

Dannon Co. Inc. 275 Mohawk Day Camp 48/300* 

Solomon Schechter School 215 Camp Hillard 10/160* 

BASF Corp 200 
Westchester Skating 

Academy 
10/110* 

Sam's Club 200   

* Seasonal Employees 

Source: Town Business Registry List (2014) 

Table 11.10: Commutation to Work (Town of Greenburgh Residents) 

Workplace Destination  Percentage 

New York City (Manhattan) 24.5 

New York City (Bronx, Brooklyn, Queens, Staten Island) 9.3 

Town of Greenburgh 23.0 

City of White Plains 9.6 

Westchester County (other than Greenburgh/White Plains) 26.0 

Connecticut 3.4 

Rockland, Nassau, Orange, Dutchess, Putnam and Suffolk 
Counties   

2.2 

New Jersey 2.0 

Total 100% 

Source: Ferrandino & Associates: 2008 

A majority of the 
workplace 

destinations of Town 
of Greenburgh 

residents are within 
Westchester County. 
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Employee commutation into Westchester indicates that there is a highly mobile 
workforce. Table 11.11 indicates that 51.7 percent of Westchester’s workforce 
commuted into the County in 2010, with a majority of workers commuting from New 
York City. Comparatively, within the Mid-Hudson Region, more than 50 percent of 
workers leave their county of residence to go to work each day.  

From unincorporated 
Greenburgh, 

Manhattan can be 
reached by commuter 
train in approximately 

one-half hour. The 
closest NYC borough 

can be reached by car 
in less than 15 

minutes. 

Table 11.11: Commutation to Work into Westchester County (2010) 

Commutation Origin from outside Westchester Percentage 

New York City (all five boroughs) 38.9% 

Other Places (primarily NY, NJ and CT outer counties) 13.8% 

Suffolk and Nassau Counties, NY 11.2% 

Fairfield County, CT 8.3% 

Putnam County, NY 7.5% 

Dutchess County, NY 7.0% 

Rockland County, NY 6.0% 

Orange County, NY 4.1% 

Bergen County, NJ 3.2% 

Total 100% 

Source: US Census Bureau LEHD Origin-Destination Employment Statistics, Westchester County Department of 
Planning. (25 February 2013)  

Source: Westchester County 

Figure 11.1: Westchester Commutation Patterns 

Table 11.11 
illustrates the central 

location of 
unincorporated 

Greenburgh and its 
proximity to NYC, NJ 

and CT.  
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11.3.9 Tax Sources and Revenue 
 

Table 11.12 provides an approximate property tax revenue breakdown by percentage 
for properties in unincorporated Greenburgh, 2010 to 2012. The percentages are 
consistent during this time period and indicate that almost 70 percent of property tax 
revenue was generated from residential uses. Approximately 75 percent of the 
residential property tax revenues was derived from single-family homes and 25 
percent was derived from multi-family uses such as rental properties, condominiums 
and co-operatives. Commercial property tax revenue percentages were derived from 
office, retail, industrial, etc. land uses. Approximately 18 percent of the assessed value 
of properties were tax exempt. This percentage varies across district boundaries such 
as those associated with school and fire districts. Appendix I includes maps and related 
tables indicating the location and percentages of tax exempt properties in 
unincorporated Greenburgh. 

Implementation of the 
economic 

development 
strategies of the Plan 

can help diversify 
municipal revenues. 

Table 11.12: Approximate Percentages of Property Tax Revenue  

Year Residential % Commercial % Utilities % Vacant Land % 

2010 69.0% 23.8% 5.7% 1.3% 

2011 69.0% 24.3% 5.9% 1.3% 

2012 69.9% 22.9% 6.1% 1.1% 

Source: Unincorporated Greenburgh Property Tax Revenue Analysis (21 February 2013) 

Table 11.13 lists the assessed value of taxable property from 2002 to 2014. Overall, the 

assessed valuation decreased $36,902,844.  A town-wide tax revaluation, the first since 

the late 1950s, should be completed in 2016. The revaluation will include all properties 

in the Town of Greenburgh.  

Table 11.13: Assessed Value of Taxable Property Fiscal Years 2002 - 2014 
(Unincorporated Greenburgh) 

Year 
Total Taxable  

Assessed Value 

2002 $329,629,751 

2003 $332,579,257 

2004 $330,743,914 

2005 $328,513,552 

2006 $330,818,364 

2007 $322,909,076 

2008 $316,829,252 

2009 $314,374,429 

2010 $308,895,117 

2011 $299,751,883 

2012 $296,226,907 

2013 $294,226,907 

 2014  $291,337,017 
 

Source: Town of Greenburgh Tax Assessment Roll - 2014 
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Property tax, the major source of municipal revenue, is approximately 74 percent of 
the revenue in fiscal year 2013. Table 11.14 lists unincorporated Greenburgh’s 
municipal revenue from 2002 to 2014 as well as total expenditures. 

A portion of state 
sales tax, based on 

population, is 
returned to the Towns 

and to the school 
districts. 

The combined sales 
tax levied in 

Unincorporated 
Greenburgh is 7.375 

percent. 

Table 11.14: Unincorporated Greenburgh Revenues/Expenditures 

 Revenues  

Year Real Property Taxes Other (1) Total  
Total                 

Expenditures 

2004 35,067,559 11,954,925 47,022,484 48,035,669 

2005 37,128,293 13,030,659 50,158,952 49,011,798 

2006 37,415,115 14,753,508 52,168,623 54,833,991 

2007 36,979,873 14,577,227 51,557,100 56,270,979  

2008 44,975,821 14,504,715 59,480,536 57934770 

2009 47,908,837 13,497,237 61,406,074 58,770,559 

2010 49,464,657 15,933,773 65,398,430 61,899,616 

2011 47,712,375 17,163,731 64,876,106 62,835,224 

2012 48,876,664 15,765,258 64,641,922 65,550,611 

2013 49,907,821 16,323,285 66,231,106 65,164,669 

   2014 * 51,869,231 18,356,433 70,225,664 70,225,665 

(1) General Revenues include Departmental income, State Aid, Federal Aid, etc. 
* 2014 Figures are Estimated/Projected 
Source: Town of Greenburgh Adopted 2004 through 2014 Town Audits and 2014 Town Budget 

New York State imposes a sales tax of 4.00 percent. Westchester County imposes a 
sales tax of 1.5 percent. Westchester additionally has an “Old Local” tax of  1.0 
percent, 50 percent of which is returned to local governments, and a “New Local” tax 
of 0.5 percent, 20 percent of which is returned to local governments. An additional 
0.375 percent is imposed on municipalities in the New York metropolitan area, which 
includes the Town of Greenburgh, to help finance the Metropolitan Transportation 
Authority (MTA). Some cities in Westchester collect an additional sales tax. The sales 
tax is applicable to the retail sale of tangible personal property, commercial, 
nonresidential utility services, restaurant meals, take-out foods, admission charges and 
dues, and other specified services. Exemptions include food, medicines and health 
aids, newspapers and periodicals. The portion of sales tax revenue returned to 
municipalities is based on population.  
 

From 2004 to 2013, unincorporated Greenburgh received between $5 and $6 million in 
annual sales tax returns.  
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Aerial photo of Westchester County Airport 

Residents, businesses 
and visitors to 

unincorporated 
Greenburgh have 

convenient access to 
bus, rail, highway and 

air transit. 

11.4 Key Economic Assets and Opportunities 
 

Strengths and opportunities increase future economic development strategies. 
Unincorporated Greenburgh’s assets and opportunities include central location, access 
to transportation, natural resources such as parks and open space, access to 
educational services, potential for investment through in-fill development, and 
potential for new development to complement regional strategies for industry 
‘clusters’ such as biotech, biomedical and healthcare, advanced manufacturing and 
information technology. 

 
11.4.1 Transportation Access 
 

Transportation options for residents and businesses in unincorporated Greenburgh are 
multi-modal. Mass transit (bus and rail), an extensive highway network and airport 
options are strengths that support economic growth. Of the six interstate highways 
that intersect the Mid-Hudson Region, four (New York State Thruway [I-87], New 
England Thruway [I-95], Cross Westchester Expressway [I-287], and Interstate 684 [I-
684]) pass through or are in close proximity to unincorporated Greenburgh. Interstate 
84 (I-84) and Route 17 (future Interstate 86) are within twenty miles. Local commuter 
rail (Metro North) is provided through the MTA. Metro North has direct connections to 
Amtrak. Rail combined with local bus connections and private shuttles to existing 
business clusters and hotels provide prime market access. Five international airports 
service passengers in the Mid-Hudson Region, including Westchester County Airport, 
located an approximate 20-minute drive from unincorporated Greenburgh.  
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Area transportation improvements can support economic growth. The Tappan Zee 
Bridge replacement will have corridor-wide local impacts. Identified planning areas, 
such as the Rt. 119/White Plains Road Office Park Planning Area, discussed in Chapter 
12.0 (Land Use and Zoning), are designed to take advantage of regional transportation 
projects that would enhance economic viability. Another transportation improvement, 
a potential Rt. 9A bypass (discussed in Section 9.4.1), should strengthen industrial 
areas  along Rt. 9A. 
 

11.4.2 Infrastructure and Services  
 

Adequate infrastructure capacity is an indication of a community’s readiness for 
economic development. Availability of utility and infrastructure services is a major 
location analysis factor for many types of industries. Chapter 8.0 (Public Infrastructure 
and Essential Services) details existing conditions, deficiencies and planned 
improvements with respect to infrastructure.  
 
Green buildings are designed, constructed and operated to improve environmental 
and economic performance. Green building construction addresses water 
conservation, energy efficiency, and improved indoor air quality, as well as lessens 
impacts on municipal infrastructure systems. 
 

11.4.3 Land and Buildings 
 

Site and building needs vary depending on the type of business and its functions. The 
demand for commercial real estate correlates with trends in economic activity and 
employment. The existence of productive, leasable commercial, office and industrial 
space increases living-wage employment opportunities and tax rateables. The Plan 
notes the importance of vacant land and, where appropriate, the potential for infill-
development on underdeveloped sites. The policies herein and the subsequent 
collaborative planning processes are the keys to successful economic development.  
 

11.4.4 Educational Services 
 

The educational institutions that exist in unincorporated Greenburgh and in the Mid-
Hudson Region are exceptional. Our residents are served by nine excellent public 
school districts (Ardsley UFSD, Edgemont UFSD, Elmsford UFSD, Greenburgh Central  
School, Hastings-on-Hudson UFSD, Irvington UFSD, Pocantico Hills CSD, Tarrytown 
UFSD and Valhalla UFSD) which are located partially or wholly within unincorporated 
Greenburgh. Several private schools (pre-K through 12th grade - Hackley School, Maria 
Regina, School for the Deaf – Fanwood, Solomon Schechter, etc.) and Westchester 
Community College also have their campuses here. There are also licensed private 
nursery schools, pre-K and above. The Mid-Hudson region has eight State University of 
New York campuses (two-year and four-year institutions) with an enrollment of more 
than 55,000 students, a workforce of 7,135 employees and an annual payroll of $256 
million. The region has 18 independent colleges and universities that offer varied 
curricula. Private schools, colleges and universities in New York City are some of the 
best in the country.   

Since the 
“information age” has 

arrived, the 
availability of fiber 

optic and other high-
capacity 

telecommunication 
systems is growing in 

importance. 

Continued 
coordination between 

the business 
community and  local 
universities promotes 

training and 
employment 

opportunities.   
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11.4.5 Natural Assets and Image 
 

A high quality of life contributes to a favorable business climate and can influence 
business decisions on where to locate. Good schools, adequate infrastructure and 
public services, high quality neighborhoods, an attractive community appearance, 
green space, bike paths and trailways, a variety of recreational opportunities for 
persons of all ages, and clean air and water also attract businesses as well as residents. 
These attributes serve as economic development tools and should be enhanced. 
 
Parks and open spaces make the Town environmentally friendly and are important to 
the economy. Unincorporated Greenburgh is also in close proximity to many cultural 
and historic sites. Continued preservation of these resources are vital to future 
economic potential. Consideration should be given to leveraging and growing business 
segments that are consistent with the Town’s character and this Plan. Sensitive 
environmental protection has resulted in a recognizable and marketable image of the 
Town as “green.” Promoting (“branding”) this image of the Town as “green” is a 
significant component of the Plan. 

The park system 
consists of 633 acres 

of local parks and 628 
acres of county parks. 

Aerial photo capturing the ‘Green’ of Greenburgh 
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11.5 Inventory Cluster Analysis  
 

There is a benefit to the presence of clustering similar business uses in one geographic 
area through business incubators, programs designed to support the successful 
development of entrepreneurial companies, with a focus on startup and early stage 
businesses. The potential for incubators in unincorporated Greenburgh or in areas 
within close proximity presents economic development opportunities.  
  

11.5.1 Existing Business Parks, High Technology and Related Service 
Companies, and Incubators 
 

A cluster is defined as a group of closely-related and complementary companies and 
industries that operate within a particular region. Industries participating in a strong 
cluster register higher employment growth and higher wages. Cluster development 
succeeds when a region creates a competitive advantage of integrated industries. The 
existing and potential agglomeration of industries most applicable to coincide with 
economic development opportunities in unincorporated Greenburgh are research and 
development, corporate services, education, manufacturing, information technology 
and tourism.  
 
Several existing areas of unincorporated Greenburgh contain a high proportion of 
similar uses. The office park located on White Plains Road (NYS Rt. 119), the office/flex 
buildings of Fairview Corporate Park and Cross Westchester Executive Park located on 
and near Saw Mill River Road (NYS Rt. 9A.), and the research and development 
companies on Old Saw Mill River Road have the potential to become enhanced 
clusters. Other portions of unincorporated Greenburgh can indirectly contribute to the 
success of clusters by providing housing options closer to the workplace.  
 

A research and development cluster exists in the north portion of unincorporated 
Greenburgh on Old Saw Mill River Road and extends north into adjacent areas in the 
Town of Mt. Pleasant. The Mid-Hudson REDC promotes the creation of a life science 
incubator that offers start-up firms low-cost, well-equipped lab space, as well as 
business support and access to broader biological research infrastructure. New York 
Medical College is planning to implement this concept by installing a significant new 
biotechnology laboratory and advanced development center based in Valhalla, Town 
of Mt. Pleasant. Several subsequent sections of this Plan discuss the strategies and 
economic advantages of facilitating complementary land-uses to this growing cluster.  
 

11.6 Residential Development 
 

11.6.1 Residential Housing  
 

Unincorporated Greenburgh is comprised of numerous well-established 
neighborhoods, including one-family homes and multi-family dwelling units. The 
presence of parks and open space interspersed among residential areas is a defining 
feature of the Town. The preservation of neighborhood character and environmental 
resources such as open space, as well as traffic and school impacts are all factors that 
preclude any recommendation for increased residential density.  
 
 

Some types of firms 
tend to locate in areas 
where there is already 

a concentration of 
firms like their own, 

thus forming a 
“cluster.” 

Regions with 
concentrations of 

firms are generally 
more attractive to 

other firms in those 
industries because 

they offer the 
economies of scale 

that can lead to cost 
savings. 

http://en.wikipedia.org/wiki/Entrepreneurial
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Table 11.15: Residential Subdivision & Site Plan Approvals  (2000-2012)* 

Number of New Residential 
Units Per Proposal 

Number of 
Approvals 

Total Units 
Single Family/
Multi-Family 

1 19 19 Single 

2 6 12 Single 

2 3 6 Multi-Family 

3 3 9 Single 

4 1 4 Single 

5 1 5 Single 

5 1 5 Multi-Family 

6 2 12 Single 

8 2 16 Single 

11 1 11 Single 

12 1 12 Single 

14 1 14 Single 

17 1 17 Single 

17 1 17 Multi-Family 

24 1 24 Single 

28 1 28 Multi-Family 

51 1 51 Multi-Family 

444 1 444 Multi-Family 

 Total 706  

* Does not include new as-of-right single family residences subject only to a building permit (see Table 11.16). 

Source: Town of Greenburgh Building Department, Department of Community Development Records 

New residential units 
may be approved as 
part of subdivision or 
site plan applications 

by the Town of 
Greenburgh Planning 

Board or Town 
Board.  

11.6.2 Recent Local Residential Market Dynamics  
 

Table 11.15 provides a twelve year summary (2000-2012) of residential projects that 
were approved by unincorporated Greenburgh land-use boards. A majority of the 706 
residential units approved in this timeframe are the result of one approved 444-unit 
multi-family development known as Avalon Green II, located on Taxter Road. There 
were 39 individual subdivisions resulting in new one-family residences with 19 of those 
the result of subdivisions that created one additional one-family residence. 
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Table 11.16 lists the number of building permits issued between 2000 and 2012 for 
new one-family and multi-family construction purposes. A majority of the new 
residences constructed in this timeframe were part of Planned Unit Developments 
(PUD) or associated with Avalon II, a large multi-family development project.  

Table 11.16: Residential Single & Multi-Family Building Permits Issued (2000-2012) 

Year 
Single-
Family 

Permits 

Multi-
Family 

Permits 

Resultant 
Number of 

Multi-Family 
Units 

Total of New 
Units 

Notes 

2000 227 6 30 257 

Many of the permits issued in 2000 
and 2001 were in connection with 
developments known as 
Wyldewood, Faith Lane, Valimar 
and Stone Ridge Manor (All 
Approved prior to 2000) 

2001 104 6 26 130   

 2002 100 1 2 102 - 

2003 21 1 2 23 - 

2004 11 1 5 16 - 

2005 14 0 0 14 - 

2006 11 0 0 11 - 

2007 9 0 0 9 - 

2008 13 2 10 23 - 

2009 23 0 0 23 - 

2010 19 16 344 363 
All Multi-Family permits were for 
Avalon II (Taxter Road)  

2011 25 5 100 125 
All Multi-Family permits were for 
Avalon II (Taxter Road)  

2012 20 0 20 20 - 

Source: Town of Greenburgh Building Department Records 
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Table 11.17 lists approximate sale and rental ranges for one-family and multi-family 
residential units. The table highlights the flexible range of housing options from a cost 
perspective. Appendix J lists average sales and rental cost information by school 
district. 

Seniors and young 
professionals are 
two demographic 
groups that desire 

housing in 
pedestrian-friendly 

mixed-use 
neighborhood 
developments.  

11.6.3 Residential & Demographic Market Dynamics 
 

The percentage of population in the age groups 55-64 and 65 and over increased 28 
percent and 20.6 percent, respectively, from 2000 to 2010. Members in the age group 
20-34 decreased by six percent over the same time period. Traditional neighborhood 
centers not only are places of commerce, culture and entertainment, but also places 
where a growing number of people want to live. Residential housing that is within 
walking distances to businesses, health services, mass transit, entertainment, 
recreational and cultural amenities is anticipated to increase in desirability and 
attractiveness.  
 
Young professionals and retirees looking to downsize are two distinct segments of the 
population known to seek attractive, pedestrian-friendly and mixed-use design 
environments. Young professionals are of an age range of 23-35 with professional 
careers (finance, insurance, hospitality, banking, higher education, teachers, doctors, 
nurses, police and fire, etc.) and an annual income of $50,000-$120,000. They seek 
reasonably priced apartments/townhouses ($1,500-$2,800 monthly rent) with 
desirable amenities (access to parks, green space, convenient parking or on-site 
garage, inviting community atmosphere, fitness, security, within walking or biking 
distance of public space, retail, dining and mass transit). Retirees desire similar 
amenities. With a median home price in Westchester of $557,000, there is a lack of 
home ownership opportunities for young professionals and retirees. A supply of 
affordable market-rate multi-family housing exists in unincorporated Greenburgh. 
 
On a regional basis, the net migration of young professionals out of Westchester 
County has been referred to as “youth flight” and “brain drain.” While the Hudson 
Valley is an attractive home for many families, individuals, and senior citizens, there is 
a demonstrative loss of skilled workers to New York City and other areas. (2) 

Table 11.17: Residential Values  - unincorporated Greenburgh (2013) 

Type of Use 
Estimated Total 

Range Sales 
Price 

Estimated 
Majority of Sales 

Price* 

Estimated 
Range of 
Rent Paid  

Estimated  
Majority of Rent 

Paid* 

One-Family Residence 
$199,500 to 
$3,250,000 

$225,000 to 
$1,000,000 

$1,000 to 
$4,500 

$2,000 to $3,500 

Multi-Family Condominium/     
Co-operative Unit 

$125,000 to 
$1,125,000 

$150,000 to 
$550,000 

$1,000 to 
$4,000 

$1,500 to $2,500 

* At least 50 percent of residential sales and rental prices fall within the specified range 

Source: Local Realtor Interviews 



Chapter 11.0 Economic Development 

11-22 
 9-28-16 

Another demographic trend with implications to the residential market involves the 
increased need for multi-generational housing. Factors, such as the aging population, 
increased diversity through immigration, the rise in the median age of marriage, and 
increases in the cost of living are causing a greater reliance on extended family 
housing. Many communities are understanding that there is a growing demand for 
such housing and that design considerations for multi-generational living must be 
balanced with appropriate zoning provisions.  
 

11.6.4 Projected Sales & Net New Development 
 

No policies are recommended to extend existing one-family and multi-family 
residentially zoned districts into other areas of unincorporated Greenburgh. There are 
also no planned policies to allow a greater density of residential units or residences per 
acre in existing one-family and multi-family residentially zoned districts. It is 
anticipated that residential subdivision and site plan applications will trend in a 
manner similar to that depicted in the 12-year snapshot in Table 11.15, which had a 
proportionately higher percentage of new developments with lower numbers of new 
residential units.  
 

11.6.5 Residential Tax collection 
 

Approximately 75 percent of the land area in unincorporated Greenburgh is located in 
the one-family (R-5 thru R-40) residence districts. Lots with one‐family residential uses 
occupy approximately 3,166 acres (32 percent) of total land area in these districts. 
Planned Unit Developments, which contain attached or detached residences, occupy 
622 acres (5.5 percent) of total land area. There are seven multi‐family residence 
districts (M‐6 through M‐174 and Scatter‐Site Public Housing “PH”) which comprise 
approximately 478 acres (4.2 percent) of land area. Almost all of the lots in these    
multi-family districts contain multi-family residences. In 2012, approximately 69.6 
percent of property tax revenue was generated from properties with residential uses.  
Appendix H  includes a breakdown of parcels by use type (residential, utility, vacant, 
commercial, etc.) within each of the nine school districts, with their collective assessed 
value and town taxable totals.   

A majority of the 
residential units 

constructed between 
2000 and 2012 were 
part of Planned Unit 

Developments or 
multi-family 

developments.  
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Well-planned 
development along 
existing commercial 

corridors is a key 
economic strategy of 

the Plan.  

11.6.6 Condominium/Cooperative Tax Structure 
 

Section 581 of the Real Property Tax Law and Section 339-y of the Real Property Law 
mandates that “condos” and “co-ops” are valued for purposes of the real property tax 
by using a capitalization of income or cost approach. A comparable sales approach, 
which is used for most residential properties and is based upon the sales prices of 
individual units, may not be used (without the implementation of the Homestead Tax 
Option which can be carried out only after a systematic review and 100 percent 
valuation of all properties). The current law results in a ceiling on assessments that is 
based not on a type of property but on a classification of ownership.  
 

11.7 Retail Development  
 

11.7.1 Retail Development  
 

Existing commercial development in unincorporated Greenburgh provides an array of 
goods and services for residents and regional customers. Many commercial uses are 
located within the three major corridors (Rt. 100, Rt. 119 and Rt. 9A), along other state 
roads, and near the Hartsdale Train Station. While each of these areas contains a 
variety of uses, certain business sectors are prominent. East Hartsdale Avenue in the 
vicinity of the Hartsdale Train Station has a cluster of attractive eating establishments. 
Tarrytown Road (Rt. 119) has a cluster of high end automobile sales businesses, many 
of which now occupy modern and efficient new buildings. A concentration of hotels on 
White Plains Road (Rt. 119) complement the existing office uses in that area. A distinct 
feature of the retail stores, restaurants and commercial service establishments is the 
presence of local “mom and pop” businesses. Commercial businesses in 
unincorporated Greenburgh are often located in freestanding buildings and strip mall 
developments.  
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11.7.2 Recent Local Market Dynamics  
 

Table 11.18 lists major commercial developments approved between 2000 and 2013. 
These developments include the construction of one new supermarket and the retrofit 
of existing commercial spaces with several supermarkets. The existence of these larger 
anchor tenants along these commercial corridors is important as they provide 
significant employment opportunities and complement the numerous small businesses 
in unincorporated Greenburgh.  

Table 11.18: Major Commercial Approvals (2000-2013) 

Name of Business Type Location Sq. Ft.  
Year 

Approved 

H-Mart  Supermarket Dalewood Shopping Center 37,486 2012 

ShopRite Supermarket Midway Shopping Center 59,000 2011 

White Hickory  
(Stop & Shop) 

General 
Commercial/
Supermarket 

600 White Plains Road 98,000 2011 

BMW Auto Sales 543 Tarrytown Road 34,149 2013 

Planet Fitness Health Club Midway Shopping Center 24,740 2008 

Mrs. Green’s Supermarket Dalewood Shopping Center 20,000 2013 

MSG Training Center 
Private 

Recreation 
777 Old Saw Mill River Road 125,000 2005 

Source: Town of Greenburgh Building Department, Department of Community Development Records 

A good mix of local 
mom and pop shops 

and national 
retailers exist 
throughout 

unincorporated 
Greenburgh. 

Several of the developments listed in Table 11.18 (H-Mart, ShopRite, and BMW) 
replaced formerly occupied spaces. A common occurrence is that major vacant spaces 
along commercial corridors have not remained unoccupied for long periods of time. 
Section 11.7.4 (Inflow/Outflow Analysis) analyzes local and regional buying power and 
indicates that businesses are drawn to our commercial corridors because of the 
prevalence of adequate buying power. 
 
Table 11.19 lists typical smaller commercial developments constructed between 2000 
and 2012. Goddard Day School, Snap Fitness, Will2Lose and IK Realty are 
developments that involved the reuse of a vacant building. Chase Bank, Walgreens 
and TD Bank were newly constructed stand-alone buildings. Not listed in this table are 
numerous new restaurants that have been introduced into vacant commercial spaces. 
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Table 11.19: Typical Smaller Scale Commercial Approvals (2000-2012) 

Name of Business Type Location Sq. Ft.  
Year 

Approved 

Chase Bank Bank Crossroads Shopping Center 3,745 2007 

Walgreens Pharmacy 870 Central Park Avenue South 8,840 2009 

TD Bank Bank 300 Saw Mill River Road 2,943 2011 

Goddard Day School 
Day Care 
Center 

1 Jackson Avenue 9,520 2010 

Snap Fitness Health Club 251 Central Park Avenue 3,200 2011 

Will2Lose Health Club 303 Central Park Avenue 8,000 2011 

Stop & Shop Pea Pod* 
Service 

Establishment 
46 Central Park Avenue South 1,700 2007 

IK Realty  
Warehouse/

Office 
249 Saw Mill River Road 15,225 2012 

Smart Car  
(Ray Catena) 

Auto Sales Tarrytown Road 8,150 2011 

Trader Joes Supermarket 
Westchester Square Shopping 

Center 
8,000 2004 

* Originally approved as a Starbucks (Starbucks never constructed)  

Source: Town of Greenburgh Building Department, Department of Community Development Records 

Table 11.20: Commercial Values  - Unincorporated Greenburgh (2013) 

Type of Use 
Est. Range Sales 

Price Per Square Ft. 
Est. Majority of Sales 

Price Per Sq. Ft.* 
Est. Range of Rent 

Per Sq. Ft. 

Retail $50 - $1,000 $150 to $400 $20-$65   

Office $125 - $420  $175 to $350   $15-$30 

Restaurant $200 - $750 $250 to $400 $20-$50 

Bank $225 - $800 $325 to $625 $40-$100 

Supermarket  $135 - $350 $225 to $300 $10-$25 

 * At least 50 percent of commercial sales prices fall within the specified range 

Source: Local Realtor Interviews 

Table 11.20 lists approximate sale and rental ranges for various non-residential uses. 
The table highlights the flexible range of commercial options from a cost perspective. 
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11.7.3 Regional Market Dynamics 
 

Economic conditions evolve. Although increased consumer purchases are made 
through the use of the internet, local attractive, inviting and safe places to shop and 
socialize remain a viable component of the community.  
 
The Central Park Avenue Market Positioning Analysis (Appendix D) notes that at the 
time of the adoption of the CA zoning district, retail was dominated by a large‐scale 
general merchandise model. Large, stand‐alone buildings surrounded with more than 
ample amounts of parking were considered the essential formula for a successful retail 
district. Central Park Avenue’s commercial areas possess many of the attributes of this 
model. Although businesses along Central Park Avenue are not suffering undue 
economic distress nor are they plagued by vacancies (other than those attributable to 
hard economic times), the corridor lacks 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. Simple 
components associated with experienced-based retail include safe and inviting 
pedestrian circulation, outdoor seating in connection with restaurants, seating for 
general public use within retail locations, higher quality architecture and enhanced 
landscaping. 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 place for 
experience‐based retail, an increase in both property values and economic vitality in 
the corridor could be expected.  
 
Regulatory controls for commercial corridors in unincorporated Greenburgh do not 
permit experience-based retail. Table 11.21 lists attributes of a range of typical 
suburban business districts which effect a lower or higher quality retail experience. The 
correlation that these attributes have to land value is noteworthy.  

Built form refers to  
the layout and 

characteristics of a 
site including its 

buildings, pedestrian 
areas, landscaping, 
relationship to the 

street, etc. 
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Several major shopping centers in unincorporated Greenburgh contain beautiful 
landscaped buffers or green spaces between the roadway and shopping center and are 
a positive defining attribute of portions of the commercial corridors. Buildings 
constructed at the street line would not enhance these centers. Many of the attributes 
associated with the compact suburban business district listed in Table 11.21 are more 
applicable to the planning areas described in Chapter 12.0. 

Many of the existing regulatory controls for commercial corridors in unincorporated 
Greenburgh coincide with the attributes associated with dispersed suburban districts. 
Several land-use based strategies in the commercial corridors have been identified, 
where appropriate, to facilitate a stronger retail base in terms of business growth, job 

Table 11.21: Typical Suburban Business District Attributes 

Attributes 
Dispersed Suburban 

Business District 
Fragmented Suburban 

Business District 

Compact  
Suburban  

Business District 

Development Density Very Low Low Medium 

Floor/Area Ratio Up to 0.5 0.5 to 2.5 2.5 and above 

Building Coverage 
Up to 25 percent of lot 

area 
25 to 50 percent of lot 

area 
50 percent or more 

of lot area 

Lot Area 
Generally exceeds ten 

acres 
Greater than one acre Less than one acre 

Street Layout Superblock Superblock Grid 

Land Value Low Medium High 

Separation b/w 
buildings 

Very High High Low 

Buildings Dominate 
Space? 

No, buildings setback 
from road; often one to 
two stories in height in 

campus/park setting 

No, buildings set back 
from road and 

separated by surface 
parking lots 

Yes, buildings built 
to street alignment 

Parking Cost Free Free Subject to charge 

Dominant Parking 
Type  

Surface parking 
(unrestricted access) 

Surface Parking 
(restricted access) 

Garages (restricted 
access) 

Quality of transit 
service 

Local, very infrequent Local, infrequent 
District-centric more 

frequent 

Pedestrian orientation 
and quality of public 

space 

Very weak, developments 
far apart and not within 

walking distance 

Weak, often no 
pedestrian linkages; 

encourages patrons to 
drive to adjoining 

developments 

Strong, encourages 
pedestrian activity 

Dependence on cars 
for access 

Very high High Moderate 

Choice in mode of 
transportation 

Very poor Poor Good 

Source: Geoffrey Booth, Urban Land Institute, 2001. 
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creation and income growth. Section 12.7 lists policies that would facilitate greater 
flexibility to allow site improvements such as increased landscaping, better site to site 
integration and design. More flexible off-street parking standards and other bulk 
controls are necessary to allow site owners to provide a higher quality built form 
oriented to pedestrians and site users. Section 12.7 also notes the importance of 
providing consistent zoning regulatory controls in the Town’s major corridors and the 
importance of updating the permitted, special permit and accessory uses to ensure 
that these corridors have minimal vacancies and thrive as places of businesses. The 
review of uses in the Town’s commercial corridors must also take into account the 
evolving nature of retail and the need for flexibility, to compete with increased 
pressure from online sales. 
 

11.7.4 Inflow/Outflow Analysis  
 

A market positioning study specific to the Central Park Avenue corridor called the 
Central Avenue Market Positioning Analysis (Appendix D) was performed in connection 
with this Plan. Its surplus/leakage analysis determined that sufficient buying power 
exists within proximity to the corridor and that there is leakage for several sectors. 
Leakage exists when the local demand is met by stores outside the geographic area. 
The analysis takes into account local and regional demographics, competition and 
consumer markets. It concludes that Central Park Avenue is able to compete for 
virtually any type of retail opportunity.   
 
Although the surplus/leakage analysis looks at very specific sectors, it notes that the 
critical issue for the corridor is not to define particular sectors in which it can compete 
but to ensure that Town policy supports a general approach to commercial 
development which will enable Central Park Avenue to compete overall in that 
regional marketplace. 
 
The surplus/leakage analysis and conclusions generated for Central Park Avenue can 
be extrapolated for other unincorporated Greenburgh commercial corridors. The 
Central Park Avenue corridor and the portion of Rt. 119 east of the Village of Elmsford 
to the City of White Plains (Tarrytown Road) possess similar characteristics. Both have 
commercial businesses located within freestanding buildings and strip mall 
developments or are comprised of big box retail (a minimum of 50,000 sq. ft.). The 
main difference in the corridors is that Central Park Avenue has more multi-family 
residential buildings than this portion of Rt. 119. The Rt. 9A (Saw Mill River Road) 
corridor north of the Village of Elmsford also contains big box retail and commercial 
businesses mainly in free standing buildings. Because there is sufficient documented 
buying power locally and regionally, it can be expected that providing a higher quality 
built form would result in an increase in both property values and economic vitality in 
the Rt. 119 and Rt. 9A corridors.   
 

11.7.5 Projected Sales & Net New Development 
 

Retail sales are largely a function of the general health of the economy. When the 
regional and national economy are healthy, there tend to be fewer local vacancies. 
The retail sector in unincorporated Greenburgh has not experienced widespread 
economic distress or vacancies in the last 30 years, or even during the last difficult five 
years (2008-2013). There are other factors, however, that influence local sales. The 
increase in retail competition from nearby developments is one factor that should be 
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considered. Three of the largest nearby retail developments are listed below. A 
noteworthy aspect of these neighboring developments is the attention paid to 
pedestrian-friendly site design.   
 

 Ridge Hill in Yonkers (1.3 million sq. ft., $842 million open-air mall that opened 
in 2012 on 81 acres) 

 Cross County Shopping Center in Yonkers (recently underwent a $250 million 
modernization overhaul, adding new development for a total of approximately 
1 million sq. ft.)  

 City Center development in White Plains (a 1.1 million sq. ft. retail, 
entertainment and residential complex)  

 
In the absence of changes to the current retail development policies in the existing CA, 
DS, CB and IB Districts, it is anticipated that the economic performance of the 
commercial corridors (employment growth, property values and tax revenues) will not 
vary from traditional output for the following reasons.  
 

 A majority of the commercial corridors (Rt. 100, 9A, 119) do not have vacant 
sites where new development would add significant leasable space that would 
influence the percentage of economic growth.  

 Commercial sites that exist often meet or exceed the allowable development 
potential permitted.  

 Retail competitors outside unincorporated Greenburgh will likely continue to 
draw a growing percentage of local and regional sales.  

 
The retail-based economic development strategies discussed in Section 11.7.3 are 
expected to positively influence employment growth, property values and tax 
revenues. The flexibility envisioned with respect to parking requirements and 
allowable floor area can result in site layout and aesthetic improvements that 
subsequently draw more consistent and greater sales. Existing customers that use 
retail businesses in unincorporated Greenburgh, through a better overall experience, 
may choose to conduct a greater percentage of their business here. New customers 
may be drawn in by a better shopping experience.  
 
A strategy to influence increased business within the Town’s mixed-use corridors (Rt. 
119, Central Park Avenue, and portions of Rt. 9A) involves attracting magnet uses. 
Magnet uses are defined as non-residential uses which draw spending dollars from 
within and from outside the community by virtue of being a destination-type business. 
One example is a car dealership. The presence of a dealership on Central Park Avenue, 
for example, attracts a wide range of customers, who also have the potential to use 
neighboring shops or restaurants, whereas otherwise, those customers may have 
never been drawn to Central Park Avenue.  Specific strategies that would support the 
concept of magnet uses could entail the following: (1) reaching out to residents to 
identify which types of magnet uses, if any, would enhance the Town’s business 
corridors; and (2) once identified, a second strategy could be to have policies which 
provide to attract and enable particular magnet uses.  
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11.7.6 Tax collection 
 

In 2012, approximately 22.90 percent of property tax revenue was generated from 
properties with commercial uses (inclusive of office and industrial uses). For the 
purposes of this section, commercial property tax revenue sources include all property 
tax that is not generated from vacant, residential or utility uses. As listed in Table 
11.22, there are approximately 264 lots (2.29 percent) comprising 3.92 percent of land 
area with traditional retail uses such as stores, restaurants and service establishments. 
This breakdown excludes golf courses and private camps, office uses, industrial uses 
and utilities. Figure 11.2 shows the locations of these existing commercial uses in 
unincorporated Greenburgh.  
 

Table 11.22: Non-Residential Use Land Area Percentages (2012)  - 
Unincorporated Greenburgh 

Year Parcels Percent * Acreage Percent of Total Acreage 

Commercial 264 2.29%  435 3.92% 

Office  83 0.72%  534 4.81% 

Industrial 59 0.51%  198 1.78% 

* Percentage of total number of lots in unincorporated Greenburgh (11,551) 

Source: Town of Greenburgh GIS (21 February 2013)  

Tax revenue per acre 
analysis is a new type 

of study that 
highlights the 
importance of 

efficiently performing 
commercial districts.  
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Tax revenue per acre 
studies consistently 

conclude that mixed-
use developments 
perform at a high 

level with regard to 
municipal revenue.  

Property owners in unincorporated Greenburgh pay: Town property tax, applicable 
school district tax, Westchester County tax, the applicable sanitary sewer district tax, 
the applicable fire or fire protection district tax, special district tax (if applicable), park 
district tax (if applicable), tax increment financing district tax (if applicable), and 
consolidated sewer maintenance district tax (if applicable).  Appendix G includes lists 
various 2014 tax rates per $1,000 of assessed value. 
 
An understanding of these tax-related dynamics, and an understanding of the 
connections between local budgets and land uses, is necessary to evaluate fiscal 
impacts. Individual fiscal analyses will be required in connection with applicable future 
development proposals in the Town.   
 

11.8 Office Development 
 

11.8.1 Market Overview  
 

Existing office space in unincorporated Greenburgh is concentrated on White Plains 
Road (Rt. 119) and Taxter Road. Office space is scattered along Saw Mill River Road (Rt. 
9A) and Central Park Avenue and is also located at various single sites throughout the 
Town. These spaces exist as office buildings for business, governmental and 
professional uses, including administrative training, data processing, publication, 
financial and sales offices; and offices or agencies for scientific or technical 
development, including laboratories and libraries. Research and development (R&D) 
uses are primarily located in or near the existing office park on Rt. 119, in the north 
portion of the Town along Old Saw Mill River Road, and in the southern portion of the 
Town along Rt. 9A. Table 11.23 lists office spaces of at least 100,000 sq. ft., of which 
there are at least 22 separate locations. Cross Westchester Executive Park on Route 9A 
features 26 office and office/flex buildings that offer 1.3 million square feet of space 
for corporate offices, technology-related facilities, and light industrial, distribution, and 
service centers.  
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Table 11.23: Office/Flex Space Inventory (100,000 sq. ft.) 

Building Name/Complex 
 

Size 
(sq. ft.) 

Address 
 

Biomed - Ardsley Park 715,700 430 Saw Mill River Road 

Spine Building 375,000 Spine Building (Landmark at Eastview Site) 

600 White Plains Road 325,000 600 White Plains Road 

Tarrytown Corporate Center 265,000 660 White Plains Road 

4 Warehouse Lane 200,000 4 Warehouse Lane 

The Landmark at Eastview 194,000 765 Old Saw Mill River Road 

Taxter Corporate Park 173,000 565 Taxter Road 

Tarrytown Corporate Center 171,761 520 White Plains Road 

Taxter Corporate Park 170,599 555 Taxter Road 

Xerox Corporation 170,000 580 White Plains Road 

250 Clearbrook Road 155,000 250 Clearbrook Road 

Building 6 150,000 600 Executive Blvd. 

410-420 Saw Mill River Road 138,000 410-420 Saw Mill River Road 

287 Corporate Plaza 134,000 100 Hillside Avenue 

560 White Plains Road 130,000 560 White Plains Road 

555 White Plains Road 121,000 555 White Plains Road 

BASF 120,000 540 White Plains Road 

103 Fairview Corporate Park Drive 112,000 103 Fairview Corporate Park 

700 Executive Blvd. 105,000 700 Executive Blvd. 

444 Saw Mill River Road 100,000 444 Saw Mill River Road 

777 Old Saw Mill River Road 100,000 777 Old Saw Mill River Road 

   

Total 4,125,060  

Source: Ferrandino & Associates, 2009 
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11.8.2 Trends and Projections 
 

It is anticipated that the demand for new office space will remain modest at best, 
partially because of the prevalence of existing vacant office space. The average area 
utilized per worker is also declining. In 1970, the average employee used 500-700 sq. 
ft. of work area. This area decreased to 176 sq. ft. in 2012 and is projected to decrease 
to 151 sq. ft. in 2017. (4) As information technology allows more and more work to be 
done by offices with smaller staffs or from off-site locations, the demand for office 
space will likely remain modest even as the economy recovers. The most desirable 
office space will be in campus settings and/or in spaces which offer state of the art and 
green amenities. Figure 11.2 shows the locations of existing office uses. The conversion 
of office space to alternative uses is also a strategy that has successfully and recently 
been utilized, particularly in Westchester County.  
 
The potential for corridor improvements beyond the current scope of the Tappan Zee 
Bridge replacement is a regional factor that can influence the location of additional 
office space. The placement of a Bus Rapid Transit (BRT) station within the office park 
on Rt. 119 is an improvement detailed in Chapter 12.0 and Chapter 9.0 
(Transportation). BRT stations are intended to be the focal point of a vibrant district. 
Office parks are enhanced when incorporating a better mix of uses, for example bike 
and pedestrian trailways. An increased demand for office space is anticipated in 
conjunction with additional investment in the Rt. 119 office park campus. 
 
Section 12.11 details two specific strategies to gather momentum from the increase in 
the presence of the research and development (R&D) sector. The existing cluster of 
research and development and office buildings along Saw Mill River Road (Rt. 9A) 
south of the Village of Ardsley are part of the R&D Cluster South planning initiative. 
The strategy here is to facilitate a cluster of research and development activity in a 
campus setting. The conditions that support this strategy include the presence of 
highways, the South County Trailway, separation from single family neighborhoods, 
availability of workforce, complementary development in adjacent municipalities 
(Rivertowns Square in the Village of Dobbs Ferry) and the growing presence of the R&D 
sector. Increased demand for additional R&D space can be accommodated in 
unincorporated Greenburgh. 
 
Section 12.11.1 details strategies associated with the R&D Cluster North planning 
initiative. In this area of unincorporated Greenburgh the comparative advantages 
include the presence of highways, the North/South County Trailway, separation from 
established residential neighborhoods, availability of workforce, proximity to 
universities, and the presence of adjacent and established similar research and 
development  uses. A vacant 100-acre lot, located within this planning area, is 
anticipated to become the site of additional biotech and other life science uses.  
 

11.8.3 Projected Office Employment Growth 
 

New York Medical College is planning to install a significant new biotechnology 
incubator laboratory and an advanced development center in Valhalla as part of a 
public‐private enterprise to enhance job growth in the private biotech sector. 
Biotechnology and the broader category of life sciences is the fastest growing industry 
sector in the Mid-Hudson Region, growing 86 percent in employment in the period 
2000-2010.(2)  Average annual wages of $107,280 in 2010 were the second highest in 

High quality office 
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the region. The areas identified on Figure 12.13 as Research and Development Cluster 
North, Research and Development Cluster South, and Research and Development 
Supportive-Planned Development contain significant land area and can accommodate 
major sector growth and a diverse mix of uses producing high quality jobs.  
 

11.9 Industrial Development  
 

11.9.1 Industrial Overview 
 

Industrial land development, which primarily includes warehousing and manufacturing 
uses, was once the economic core of Westchester County and the Mid-Hudson Region. 
These uses appear to be steadily diminishing and occupy fewer than 2,400 acres of land 
in Westchester County, 0.8 percent of the county’s land area. Unincorporated 
Greenburgh, with approximately 198 acres, has the second highest number of acres of 
industrial uses in Westchester County.  

 
11.9.2 Development Patterns  
 

There is one major cluster of industrial uses, several smaller concentrations, and a few 
single-use industrial sites. The major cluster is located north of the Village of Elmsford 
along or within close proximity to Saw Mill River Road. Smaller concentrations of 
industrial uses are found just east of the Village of Elmsford along Tarrytown Road (NYS 
Rt. 119); between the Cross Westchester Expressway (I‐287) and Old Tarrytown Road; 
and in the southeastern corner of unincorporated Greenburgh along the Village of 
Dobbs Ferry and Hastings‐on‐Hudson borders. Figure 11.2 shows the locations of 
existing industrial uses with good highway access or on state roads.  
 
New York State’s recently adopted Beyond Waste Plan promotes the 
development of reuse and recycling infrastructure and end-use 
markets. State driven strategies include expanding market 
development initiatives to target the processing of compost materials 
as a means to create green jobs and to encourage local recycling 
based manufacturing. Local industrial development sites in 
Westchester traditionally have not been utilized for the recycling of 
organic waste. There may be an opportunity for a local processing 
facility in the existing industrial sector. This could lessen the amount 
of organic byproduct that currently leaves this region at a large 
economic and environmental cost.    
 

11.9.3 Land Availability Constraints  
 

There are 59 lots (0.59 percent of total lots) in unincorporated 
Greenburgh comprising approximately 198 acres (1.78 percent of total 
land area) that contain industrial uses. While there are additional land areas that are 
currently zoned for industrial uses, these lands are primarily developed with 
commercial or office uses. The clusters of industrial uses located north of the Village of 
Elmsford and south of the Village of Ardsley (both on Rt. 9A – Saw Mill River Road) are 
isolated from established single-family neighborhoods. Both of these clusters are also 
buffered by topography and/or the presence of highways, partially establishing the 
basis for greater intensities of development, as described in the R&D Sector North and 
South planning initiatives in Chapter 12.0. In terms of constraints, portions of the 
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existing industrial cluster north of the Village of Elmsford are located within floodplains 
or areas that are prone to flooding. This condition highlights the need to develop in an 

environmentally sensitive manner.  
 

11.9.4 Industrial Development Outlook 
 

There are no planned policies to extend existing industrially zoned 
districts into other areas of unincorporated Greenburgh. However, 
there are policies to support additional uses that are complementary 
to the planned research and development sector in the northern 
portion of Town along Saw Mill River Road. Some of these 
complementary uses would be industrial sector-based. The potential 
future implementation of a Route 9A Bypass could significantly 
benefit the existing industrial areas in the vicinity of Warehouse Lane 
and Fairview Park Drive by providing enhanced highway 
transportation access. It is anticipated that industrial uses will 
continue to seek locations that are accessible to highways. It is also 
anticipated that there will be a continued “greening” effect within the 
industrial sector. Those manufacturing and industrial sectors with 

efficient, green buildings and processes will be desirable.    
 

11.10 Development Strategies 
 

11.10.1 Economic Development Implementation Programs 
 

Planned growth occurs when a community undertakes a vision-based approach to 
expansion of commercial areas. A plan that shows where and how development can 
take place provides clarity with respect to a strong community-based vision. Changes 
to zoning regulations and/or adoption of new town policies are the primary methods 
to encourage smarter development based on the community’s vision. Regulations help 
protect the health and safety of a community and help maintain the quality of life. The 
economic development strategies of this Plan will require innovative, carefully 
reasoned zoning changes. These subsequent changes will be based on a collaborative 
public process to ensure conformance with the policies herein. Predictability is usually 
more appreciated by businesses than a lax regulatory system. 
 
Governments sometimes offer incentives to businesses to encourage growth. As the 
policies of this Plan conform to County and State plans, potential access to funding 
through a variety of State and Federal grant programs becomes more viable. Through 
the incorporation of these concepts into a long term development strategy, the Town 
can ensure unincorporated Greenburgh is not at a competitive disadvantage when 
new business or development is looking to locate in the area. 
 
New York State’s Consolidated Funding Application (CFA) provides potential funding 
associated with planning initiatives, consistent with the Mid-Hudson REDC Strategic 
Plan and the Mid-Hudson Regional Sustainability Plan. NYSERDA’s Phase II Cleaner, 
Greener Communities Program has up to $90 million in funding for planning initiatives 
that minimize GHG emissions and save energy while improving local economic 
opportunities.  
 

Warehouse space in the 
Fairview industrial Park 
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The use of financial incentives to developers or businesses through Payment in Lieu of 
Taxes (PILOT) or bonding capabilities through a Local Development Corporation (LDC) 
to advance the policies herein are also tools which could be considered.  

 

11.10.2 Livable Communities/Quality of Life 
 

A municipality with amenities that enhance quality-of-life, such as recreational 
opportunities, a diverse and exciting culture, low crime, good schools, daycare facilities 
and a clean environment, attracts people simply because it is a nice place to be. Some 
quality of life factors are beyond the control of cities and regions (climate). Factors that 
local municipalities can influence are public services such as public safety, parks and 
open space, and environmental management.  
 

11.10.3 Workforce Development  
 

Following national trends, the Mid-Hudson Region’s economy has evolved into an 
economy based on the production and application of knowledge, with less of a focus 
on the production of physical goods. Therefore, a critical component to enhanced 
economic growth in unincorporated Greenburgh is to promote an adequately 
educated and trained workforce. One method entails coordinating with local and 
prospective businesses and the existing education community to develop a Workforce 
Development plan. By identifying what employers need and coordinating those needs 
with higher education institutions, the plan could foster a conduit between business/
industry and schools. Coordinating business development with workforce development 
creates a network of organizations that will have local and regional economic benefits. 
Unincorporated Greenburgh can help develop these assets through public/private 
partnerships with local companies and educational institutions.  
 
Westchester Community College, located in unincorporated Greenburgh, and New 
York Medical College, located nearby in the Town of Mt. Pleasant, are seen as potential 
partnership possibilities to help strengthen the growing biotech sector. There are 
several potential initiatives where businesses could partner with local high schools and 
colleges to develop management training, research and development work and 
internship programs. Westchester Community College has taken a successful lead in 
this type of development.   
 

11.10.4 Infrastructure Development  
 

Another factor to attract business is the ability to offer quality infrastructure. 
Infrastructure can be broken into two main categories, “hard/physical” infrastructure 
networks, such as local roads, water and sewer, drainage, recreation facilities, parks, 
and open space; and “soft” infrastructure services, such as cultural, civic and library 
facilities. Unincorporated Greenburgh offers both. The Plan notes where deficiencies 
exist and where and what improvements are expected in connection with future 
development. As the Plan is intended to direct private investment to distinct portions 
of unincorporated Greenburgh, it indicates why the improvements will benefit a 
particular site and provide benefits for the community as a whole.   
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Several funding 
sources exist to 

advance economic 
developments that 
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New York State 
policies. 
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have taken place in 

the absence of a 
unified Town-wide 

vision.  

11.10.5 Business Retention/Expansion  
 

Strategies that are valid in attracting businesses and providing jobs across the 
economic spectrum are relevant to retaining existing businesses. It is important to 
understand what existing businesses value. Some of the strategies listed below are 
currently carried out in unincorporated Greenburgh. Such interactions have taken 
place in the absence of a unified and town-wide vision established as part of a 
Comprehensive Plan.  

 
 Surveys of local businesses to determine plans for changes or expansions 

and attitudes toward local government 
 Periodic business roundtables or breakfasts 
 Creation of teams of local officials to expedite responses to problems 

identified by local businesses 
 
Other strategies could include future consideration of economic development staffing 
(as Town budgeting can facilitate) and/or consideration of the creation of an economic 
development committee to attract new businesses and coordinate new development 
opportunities that are consistent with the Plan.  

 

11.10.6 Marketing Campaign 
 
 

A marketing campaign can showcase unincorporated Greenburgh as a great place to 
work, learn, live, visit, shop, and play. As companies and residents consider locating in 
our community, factors including schools, parks, housing, amenities, higher education, 
public safety, health and medical care are important. This Plan highlights existing 
assets. Implementation of the policies herein will strengthen these assets. Marketing 
will consist of a concerted effort to reinforce that investment consistent with this Plan 
will be embraced as a true public/private partnership. Direct marketing techniques can 
take many forms: 

 
 Brochures or pamphlets, either general in nature or targeted to a specific 

industrial classification 
 Advertisements in trade publications or generalized advertising 

supplements 
 Direct mail to specific industries or locational consultants 
 Participation in industry trade shows 
 Telemarketing of potential businesses 
 Hosting seminars for prospective businesses 
 Websites (including information on development proposals that are 

consistent with the Plan) 
 
 

List of Sources 
 

(1) http://www.bls.gov/data/inflation_calculator.htm 
(2)REDC Strategic Plan  - http://regionalcouncils.ny.gov/content/mid-hudson 
(3) (Sarasota, FL – Sarasota’s Smart Growth Dividend; Asheville, NC – Nine Community 
Study – About Town, Building Revenue for Communities) 
(4) Planning Magazine, 2014 - Office Density p.36 
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Development Section. 
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11.11 Economic Development Goals, Objectives and Policies 
 

GOAL 11.1:  Ensure that Private Investment Strategies are consistent with the 
Plan. 

 
OBJECTIVE 11.1.1: Plan and implement economic development industry cluster 
strategies consistent with the regional approach of the Plan. 
 

POLICY 11.1.1.1: Coordinate economic development strategies with adjacent 
municipalities, where applicable.  
  
POLICY 11.1.1.2: Continue to utilize traditional inter-municipal coordination 
through the Westchester County Planning Department.  
 
POLICY 11.1.1.3: Support planning initiatives that are consistent with 
Westchester 2025 and New York State economic development policies.   
 
POLICY 11.1.1.4: Support planning initiatives that are consistent with the 
Regional Economic Development Council’s REDC Strategic Plan.   
 
POLICY 11.1.1.5: Support planning initiatives that are consistent with the Mid-
Hudson Regional Sustainability Plan.   

 

GOAL 11.2:  Retain and Attract a wide range of Business Sectors. 
  

OBJECTIVE 11.2.1: Strengthen the viability of economic development plans through 
a collaborative process that incorporates the knowledge of industry sectors.    
  

POLICY 11.2.1.1: Utilize marketing techniques established in Section 11.10.5 for 
business retention, expansion and attraction.  

  
POLICY 11.2.1.2: Conduct roundtables with leaders in the local R&D community 
to best understand the amenities and uses needed to create an enhanced 
industry cluster.  
 
POLICY 11.2.1.3: Support the successful lead Westchester Community College 
has taken with regard to programs offered for workforce development and 
identify opportunities to foster close university/R&D sector interactions.  
 
POLICY 11.2.1.4: Support policies in the Plan that seek to retain and stimulate 
small businesses and mature industries such as distribution, financial and 
professional services, food and beverage and health care.  
 
POLICY 11.2.1.5: Enhance coordination with Westchester Community College 
and facilitate roundtables with area businesses.  
 
POLICY 11.2.1.6: Implement economic development strategies that take into 
account the changing nature of retail (such as ever-increasing online sales).  
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GOAL 11.3: Improve Infrastructure to make Commercial Corridors more 
Business Ready. 
 

OBJECTIVE 11.3.1: Utilize existing infrastructure assets and planned 
improvements to advance policies consistent with the Plan.    
  

POLICY 11.3.1.1: Promote infrastructure investments in targeted growth 
areas.  
  
POLICY 11.3.1.2: Work collaboratively with the private development sector 
to leverage regional funding sources to support necessary infrastructure 
upgrades.  

 

GOAL 11.4: Foster Direct Connections between Transportation and 
Economic Development. 
  

OBJECTIVE 11.4.1: Utilize existing transportation assets and planned 
improvements to advance policies consistent with the Plan.    
  

POLICY 11.4.1.1: Continue to advocate for corridor-wide transportation 
improvements associated with the Tappan Zee Bridge.   

  
POLICY 11.4.1.2: Continue to advocate for a Route 9A By-pass to improve 
access and enhance the economic viability of the industrial district and the 
R&D Cluster North and related supportive areas.  
 
POLICY 11.4.1.3: Continue to advocate for a Route 9A By-pass to facilitate 
inter-municipal planning efforts with the Village of Elmsford and long-term 
improvements to the Rt. 9A Saw Mill River Road corridor consistent with the 
unincorporated Greenburgh/Elmsford Rt. 9A Gateway District.  

 
POLICY 11.4.1.4: Support the continued use of shuttle buses and jitney 
service that transport employees to their places of employment.  
 
POLICY 11.4.1.5: Support economic development initiatives that increase 
employment opportunities within unincorporated Greenburgh.  
 

GOAL 11.5: Facilitate Enhanced Investment in our Commercial Corridors. 
 
OBJECTIVE 11.5.1: Utilize innovative and flexible regulations that facilitate 
identified site improvements.    
  

POLICY 11.5.1.1: Support the attributes of successful suburban business 
districts that promote pedestrian orientation and high quality of public 
space, where appropriate.  

 
POLICY 11.5.1.2: Support flexible parking, increased floor area ratio, 
graduated density zoning, and other regulations that promote private 
investment into commercial sites, where consistent with the Plan.  



11-41 

Unincorporated  Greenburgh Comprehensive Plan  

9-28-16 

POLICY 11.5.1.3: Support the continued use of landscaping buffers in major 
shopping centers which differentiate them from retail centers with no open 
space feel.  
 
POLICY 11.5.1.4: Support park-once policies which promote easy access to 
multiple sites.  
 
POLICY 11.5.1.5: Coordinate with the community and other stakeholders to 
identify which types of magnet uses would enhance the Town’s business 
corridors.  
 
POLICY 11.5.1.6: Explore strategies which attract and enable particular 
magnet uses.  
 
POLICY 11.5.1.7: Amend Chapter 240, Sign and Illumination Law to have 
greater consistency regarding signage requirements in each non-residential 
District, to be less restrictive regarding permitted size allowances, while 
maintaining an attractive corridor.  
 

GOAL 11.6: Leverage Economic Benefits Associated with Development. 
  

OBJECTIVE 11.6.1: Support job creation and an expanded tax base.    
  

POLICY 11.6.1.1: Support the use of attractive structured parking that blends 
into and enhances a district as part of economic development and private 
investment into the targeted planning areas.  
 
POLICY 11.6.1.2: Improve the image of the commercial corridors through 
development incorporating buildings with strong architectural qualities.  

 
POLICY 11.6.1.3: Support development that is complementary to established 
one-family neighborhoods which will benefit property values and enhance 
quality of life.  

 
GOAL 11.7: Utilize Town Staff Services and Municipal Assets to Facilitate 
Policies of the Plan. 
  

OBJECTIVE 11.7.1: Strengthen the viability of economic development plans 
through a collaborative public process.    
  

POLICY 11.7.1.1: Utilize public assets such as those associated with the 
Hartsdale Public Parking District, Police Headquarters and Town Court 
Building to advance initiatives of the Plan.  
 
POLICY 11.7.1.2: Support revitalization of the Riley Pond as a public resource 
and centerpiece to economic development associated with the Riley Pond 
Study Area.  
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GOAL 11.8: Pursue Available Financial Assistance to Advance Potential for 
Private Investment. 
  

OBJECTIVE 11.8.1: Apply for grants that have goals consistent with those 
established throughout the Plan.    
  

POLICY 11.8.1.1: Submit Consolidated Funding Application’s to New York State 
for funding associated with the many planning initiatives that are consistent with 
the Mid-Hudson REDC Strategic Plan and the Mid-Hudson Regional Sustainability 
Plan.  
 
POLICY 11.8.1.2: Submit Phase II Cleaner, Greener Communities Program 
funding applications for planning initiatives consistent with this Plan that seek to 
minimize GHG emissions and save energy while improving the local economy.  

 
GOAL 11.9 Maintain a Healthy Economic Environment in Greenburgh. 
  

OBJECTIVE 11.9.1: Sustain a balance of land uses that recognizes the unique 

qualities of Greenburgh. 

  

 POLICY 11.9.1.1: Guide development using the land use recommendations 
 of this Plan. 
  

 POLICY 11.9.1.2: Require economic impact analyses for applicable projects, 
 factoring in the various taxing jurisdictions listed in Section 11.7.7 and 
 infrastructure costs/benefits.  
 

 POLICY 11.9.1.3: Ensure that new development does not negatively impact 
 the value of surrounding property.  
 

POLICY 11.9.1.4: Review the zoning ordinance to ensure that permitted, 
special permit and accessory uses contain enforceable provisions to provide 
for the protection and promotion of the public health, safety, convenience, 
comfort and general welfare. 


