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MATERIALS AND REFERENCES
This document typically refers to the Four Corners as 4 Corners or “The Corners.” The Town of
Greenburgh is referred to as such or as “The Town.” The Town of Greenburgh Comprehensive
Plan 2016 can be referred to as “The Comprehensive Plan” or “The Plan.”

SOURCES
Source of the images used throughout the document are from the Town of Greenburgh GIS and
Comprehensive Plan 2016, Westchester County GIS, and websites including Google Maps and
images.google.com, and Inspired Places LLC, unless otherwise noted. They have been used for the
sole purpose of exhibiting the design intent as portrayed within this proposed plan.
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SECTION 1
BACKGROUND
THE COMPREHENSIVE PLAN SUPPLEMENT
The Supplement is an actionable plan for the transformation and revitalization of the area at and near the
intersection of East and West Hartsdale Avenues and Central Avenue, Hartsdale, known as Four Corners,
along with the appropriate guidelines to act as a working framework for future development, based on The
Town of Greenburgh Comprehensive Plan, 2016.

ADOPTING A COMPREHENSIVE PLAN SUPPLEMENT
A Comprehensive Plan Supplement will accomplish the following objectives:










Provide a clear understanding of the opportunities and constraints of the Four Corners
district, including zoning
Encourage a viable private investment environment
Identify opportunities for funding, grants, public/private partnership, marketing and
engagement of land-owners and the development community
Greatly increase the potential for obtaining the grants, especially those that can improve
infrastructure (transportation, stormwater, parking facilities, etc.)
Identify opportunities to broaden the Town’s tax base and provide the highest potential
return for infrastructure investments
Identify context-appropriate and market-driven development strategies in conjunction with
the Hartsdale community’s desires, that are aligned to the Town’s strategic goals
Act as a specific land use study which will inform design guidelines that direct the type,
character, quality, scale, and density of future development. These recommendations could
be employed as a basis for this Study Area, for design plans, and for a district overlay or as
form-based code.
These recommendations could include functional and aesthetic enhancements that
establish a dramatic improvement to the identity of the public realm, and which set the
stage for future private development and investment within the adjoining properties and
businesses

© 2018 Inspired Places LLC. All rights reserved.
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REVITALIZATION IS CONSISTENT WITH THE COMPREHENSIVE PLAN
The 4 Corners is designated in the Town of Greenburgh Comprehensive Plan 2016 as the
“Hartsdale Four Corners Study Area,” which is a Special Planning Area in the Plan. Building upon a
general community-based desire to see improvement at 4 Corners, Inspired Places has conducted
extensive research from a land-use perspective, including:
 Existing conditions


Existing zoning



Identification of viable uses in this study area



Market/demographic trends

This research was the major focus of the content in a binder and the presentation to the Town
Board at its April 10t, 2018 work session with the intent to have this information and a description
of the vision for 4 Corners form the basis for a Supplement to the Comprehensive Plan.

RELEVANT 4 CORNERS RECOMMENDATIONS IN THE EXISTING PLAN
The 4 Corners vision is consistent with numerous recommendations of the Comprehensive Plan.
The most relevant recommendations are related to Land Use and Zoning, Chapter 12, and
Economic Development, Chapter 11 (see below for discussions of both). Other relevant chapters
include:
2.
3.
4.
6.
7.
8.
9.
10.

Greenburgh (Especially 2.3.2.1 and 2.3.2.2)
Sustainability (All sections)
Community Well Being (4.2 and 4.7))
Environmental Resources and Related Systems (6.3 and 6.4)
Parks, Trails, Open Space and Recreational Facilities (7.6)
Public Infrastructure (8.3-8.4)
Transportation, Mobility and Access (Most sections)
Demographics and Housing (Most sections)

LAND USE AND ZONING – THE STUDY AREA DESIGNATION FOR 4 CORNERS
As noted above, In the Land Use and Zoning section of the 2016 Comprehensive Plan (Chapter
12.8.6) the Hartsdale Four Corners Area is designated as a “study area.” The Plan notes that the
leasable spaces there “have experienced high rates and concentrations of vacancies than other
areas in the Town’s commercial corridors, likely attributed to a lack of convenient off-street
parking.” The Plan cites the need at 4 Corners to alleviate the traffic congestion with new signals
and turning lanes, as well as the desire for a pedestrian sidewalk on West Hartsdale Avenue.
It also notes that the changes could improve the area’s pedestrian network: “There may be an
opportunity for a public-private partnership which could include redevelopment in the area.”
Since the Plan was written, many things have changed, chief amongst them:
© 2018 Inspired Places LLC. All rights reserved.
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Some of the land owners have invested considerably in façade and other improvements to
try to help the businesses attract more tenants. Yet, the poor business conditions have
deteriorated even further. Owners report ongoing vacancies, with tenant replacement
“nearly impossible,” followed by low success rates for the few tenants that occasionally are
replaced.



Online shopping and digitization of our economy is growing, along with changing purchase
trends. Neighborhood residents do not walk to the shops, and because of poor parking and
traffic, others do not drive there.



An increase in Hartsdale resident frustration regarding the lack of revitalization.

Conditions have eroded. Today there are glaring vacancies at each quadrant, creating a sense of
blight at the Northwest corner. By most standards, the 4 Corners, “known primarily for its
existence as an intersection,” according to the Plan, is failing. It is failing Hartsdale residents,
landowners and businesses at and near the location, as well as taxpayers in the Town of
Greenburgh.

ECONOMIC DEVELOPMENT RECOMMENDATIONS APPLICABLE TO 4 CORNERS
Chapter 11 of the Comprehensive Plan cites many relevant recommendations that support
economic development that are especially relevant to Hartsdale and the 4 Corners. A Supplement
to the Plan would provide community-supported recommendations for future redevelopment at
the Corners discussed in the following sections.
11.10








Development Strategies of the Comprehensive Plan
Economic Development Implementation Programs
Livable Communities/Quality of Life
Workforce Development
Infrastructure Development
Business Retention/Expansion
Marketing Campaign
Create comprehensive incentive packages for retention and recruitment of businesses

The Town of Greenburgh has the potential to incorporate several of its development strategies
into the process for redevelopment at 4 Corners. Acting as a partner for grant opportunities to
improve infrastructure (transportation, stormwater, parking facilities, etc.) would bring significant
localized and corridor-wide benefits, enhancing the Town’s quality of life for existing and future
residents, businesses and visitors.
The economic development goals that emanate from these strategies, outlined in Section 11.11 of
the Plan, similarly will benefit Hartsdale and the Corners. This vision is aligned to them, as well.
11.1
11.2
11.3

Ensure that private investment strategies are consistent with the Plan
Retain and attract a wide range of business sectors
Improve infrastructure to make commercial corridors more business ready

© 2018 Inspired Places LLC. All rights reserved.
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Foster direct connections between transportation and economic
development
Facilitate enhanced investment in our commercial corridors
Leverage economic benefits associated with development
Utilize town staff services and municipal assets to facilitate policies of the
plan
Pursue available financial assistance to advance potential for private
investment
Maintain a healthy economic environment in Greenburgh

RECOMMENDED GOALS, OBJECTIVES AND POLICIES TO ADD TO THE COMPREHENSIVE PLAN
ECONOMIC DEVELOPMENT
GOAL 1.1: Foster Direct Connections between Transportation and Economic Development.
OBJECTIVE 1.1.1: Utilize existing transportation assets and planned improvements to advance
policies consistent with the Comprehensive Plan.
POLICY 1.1.1.1: Support neighborhood-scaled mixed-use development at 4 Corners that improves
public transportation facilities, generates jobs, expands the tax base, enables the sustainability
and growth of retail/commercial establishments and provides housing options.
POLICY 1.1.1.2: Encourage flexible multi-modal transportation facilities that adapt to changes in
technology and demographics/lifestyle choices.
POLICY 1.1.1.3: Encourage better parking options. safe convenient and adequate for residents,
businesses and visitors, including but not limited to structured parking, shared parking, car
sharing services, bike stations and jitney shuttle services.
POLICY 1.1.1.4: Encourage development that mitigates traffic congestion, promotes vehicular,
cycling and pedestrian safety.

PUBLIC OUTREACH/PUBLIC-PRIVATE PARTNERSHIPS
GOAL 1.2: Utilize Town Staff Services and Municipal Assets to Facilitate Policies of the
Comprehensive Plan.
OBJECTIVE 1.2.1: Strengthen the viability of the 4 Corners Mixed-Use area through a collaborative
public process with residents, businesses and public agencies.
POLICY 1.2.1.1: Invite stakeholders into the processes associated with the 4 Corners mixed-use
area.
POLICY 1.2.1.2: Utilize public assets such as those associated with the Hartsdale Public Parking
District and Hartsdale Fire District for potential public-private partnerships.

© 2018 Inspired Places LLC. All rights reserved.
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POLICY 1.2.1.3: Submit Consolidated Funding Applications to New York State or other applicable
grant applications to appropriate agencies for funding (planning, stormwater, traffic, etc.)
associated with the 4 Corners redevelopment initiative.

ZONING
GOAL 1.3: Utilize Zoning Districts and/or zoning criteria to promote a better mix of uses in the 4
Corners area.
OBJECTIVE 1.3.1: Utilize innovative zoning techniques to facilitate the creation of neighborhoodscaled mixed-use development at 4 Corners.
POLICY 1.3.1.1: Formulate the major criteria for a 4 Corners-specific form-based Zoning District.
POLICY 1.3.1.2: Identify a flexible range of permitted uses to foster a successful live-work-play
environment.
POLICY 1.3.1.3: Support residential/non-residential mixed-use development at 4 Corners.
POLICY 1.3.1.4: Streamline the permitting process to allow for efficient response to market forces.

SUSTAINABLE DEVELOPMENT
GOAL 1.4: Support initiatives that promote and encourage green building practices in new mixeduse construction projects.
Objective: Foster a process to achieve LEED-Neighborhood Development status for the mixed-use
planning initiatives at 4 Corners.
POLICY 1.4.1.1: Encourage development that through public-private partnership creates opens
spaces for public use.
POLICY 1.4.1.2: Encourage development that uses sustainable construction practices.
POLICY 1.4.1.3: Encourage development that utilizes energy generating technology at 4 Corners.
POLICY 1.4.1.4: Encourage development that improves existing environmental and quality of life
conditions at 4 Corners.

© 2018 Inspired Places LLC. All rights reserved.
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4 CORNERS REVITALIZATION
OVERVIEW
The goal is to transform the failing 4 Corners intersection into a revitalized, vibrant neighborhoodfocused area. This can be achieved by changing the 40-year old, rigid Central Avenue District
zoning that now applies to 4 Corners and is a detriment to businesses and the community. It has
resulted in business vacancies and the absence of shoppers. One corner is an emblem of blight.
A revitalization rests on three central arcs: the aging of Baby Boomers, the migration of Millennials
to the suburbs, and the 4 Corners location, which features an adjacent downtown “sense of place”
and an easy, safe walk to transit desired by those fast-growing demographics.
The obstacle is the current zoning. The Central Avenue zoning prohibits mixed-use with
residential use. It also prohibits residential use on properties as small as those found at the
Corners.
The solution is to mixed-use, form-based zoning. Many municipalities have been using this zoning
to revitalize strategic areas for decades.
The vision is in alignment with the Town of Greenburgh Comprehensive Plan 2016.
It has earned strong community backing. At every presentation of it to the Hartsdale Neighbors
Association (HNA), those in attendance enthusiastically supported it.
Inspired Places LLC is a Hartsdale-based real estate consultancy. The firm is founded by two longtime Hartsdale residents, Patrice Ingrassia, a senior markets consultant, and Christine Broda, an
architect who has worked with residents and businesses in Greenburgh for more than two
decades.
Inspired Places represents several families who are land-owners with long-time commitments to
Greenburgh. The Chen’s are long-time Greenburgh residents who have owned businesses on the
Southeast Corner dating back to the 1980’s. They wish to improve their properties. The
Corotolo’s and Cartelli’s invested in the Northeast Corner and over the past two decades moved
their law and mortgage brokerage businesses and property management businesses there.
Despite all their difficulties in renting properties through the years and the resulting negative cash
flows, they have continued to make improvements to them.

© 2018 Inspired Places LLC. All rights reserved.
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INTRODUCTION
APPROACH AND PREMISE
This presentation for 4 Corners is a vision for revitalization. It offers a community strategy and
introduces practical transformative solutions to solve the many pressing challenges of this
important location. Our focus in on long-term value creation for the residents and businesses of
Hartsdale.
The ideas come from a rigorous mixed-methods process, consisting of qualitative research that
includes interviews with business owners and residents, and quantitative research. Inspired Places
drew on their experience as long-time Hartsdale residents and work over two decades with
businesses in the hamlet.
The resulting insights and recommendations are within the context of the Town’s existing
Comprehensive Plan 2016. The Plan denotes Hartsdale 4 Corners as a “study area,” noting some of
the conditions detrimental to residents and businesses and noting the quite serious storm water
issues. These caused catastrophic flooding in Hartsdale Village in 2007 and additional flooding in
2011. Input sessions from citizens and business people as far back as 2008 called for change. For
more information about these sessions, see Appendices A, B & C of the Town of Greenburgh
Comprehensive Plan of 2016.
Since the Plan was published, conditions for residents, shoppers and businesses have continued
to erode at the Corners. Retail vacancies greatly increased, while failing infrastructure enabled
flooding at the Corners that traveled down East Hartsdale Avenue, damaging residential
businesses and shops again. Recently, one business reported it cannot obtain financing at
standard terms for premise upgrades because their bank designated the area as “depressed.”
The goal is for the Town to be an effective driver of positive change for transformation to create a
vibrant new 4 Corners. Its first step on this journey is to adopt a Supplement to the
Comprehensive Plan that will enable the mixed-use zoning that is a current obstacle to change at
4 Corners and has been successfully used by other municipalities across the country.
Market and demographic analysis support our recommendation. We see revitalization resting on
three central arcs: the aging of Baby Boomers, the migration of Millennials to the suburbs, and the
location of 4 Corners. The short, flat, safe walk to Metro-North is a unique, underleveraged
physical and marketable asset that can be used as a competitive advantage to attract emerging
demographic groups to the 4 Corners.
Time has not been on Hartsdale’s side. As 4 Corners’ infrastructure has deteriorated, nearby towns
successfully have been using a revitalization strategy like that offered here, starting with fewer
assets. Creating favorable business and residential conditions through Town resources and the
use of public-private partnerships so that property owners – residential and commercial -- can
gain return on investment in properties at and near the Corners is vital to the future of the
community.
© 2018 Inspired Places LLC. All rights reserved.
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4 CORNERS: CURRENT CONDITIONS AND CHALLENGES
Zoning change to mixed-use, form-based zoning at 4 Corners is essential for revitalization. Other
keen challenges exist, and they are surmountable with the right resources and commitment from
the Town. Many will require public/private partnerships to succeed, some will require New York
State Department of Transportation (NYSDOT) and Hartsdale Public Parking District (HPPD)
involvement, and some will benefit from government financial support via grants, incentives and
other means.
Note: The following content describes conditions in less than a 5-minute walk radius (1320 feet
or ¼ mile) of the intersection, or in the case of zoning, the Central Avenue (CA) zoning district.
Because many of the topics are inter-related, they may be discussed in more than one category.

4C STUDY AREA
The Comprehensive Plan of 2016 designates the 4 Corners as a “Study Area”. For this discussion,
we are considering the area immediately adjacent to the intersection of East Hartsdale Avenue
(EHA), West Hartsdale Avenue (WHA) and Central Avenue.

© 2018 Inspired Places LLC. All rights reserved.
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ZONING
Current zoning for the Central Avenue District was applied to the 4 Corners area four decades ago
when the focus for such commercial “strips” was on “big box “stores. It was not focused on “the
Corners” as an anchor to the East-West Hartsdale Avenue and Manor Woods neighborhoods nor
the Hartsdale Avenue connections. It did not envision today’s traffic volume. In many
communities, this traditional zoning has been an obstacle to investment and revitalization, so they
replaced the regulations with form-based multi-use zoning.
The current Central Avenue “CA”
district regulations are dozens of
pages long, with complex
formulations that determine the type
of building one can build.

Current zoning districts at 4 Corners

The CA district regulations were
designed for larger, more uniformly
shaped lots than what we have at the
4C. For instance, residential buildings
are allowed on sites that have 2 acres
or more. Many of the 4C properties
are less than an 8th of an acre. With a
heavy emphasis on parking, and deep
front setbacks, most of the lots at 4C
would be impossible to build on
today.
The current code is complex in terms
of building use. Depending upon the tenant mix, businesses face different regulations for height,
number of parking spaces, and limitations on what kinds of combinations of tenants (mix of
residential and commercial not allowed; no residential on sites under two acres, etc.) These
require a building owner to “freeze” his or her building into a combination of mix of uses, pushing
the owners into “single use” buildings or a limited combination of uses.
The zoning code is inflexible. To change any store previously approved to another use (deli to
restaurant), to another size of store, or to add seating, is an onerous process that requires
excessive money and time – with no guarantee of success. It handcuffs owners and merchants
because it far easier to keep the same type of business as the previous: once a pizza shop, always a
pizza shop – no matter what the changing needs of the marketplace. Office space, for example,
cannot become retail space without likely triggering a need for more parking. The exact amount
of square footage must be maintained for any new tenant, needed or not.
For the small business owners at 4 Corners, the zoning process is not inexpensive and costs
precious time. The special use permit process, which requires traffic and parking studies, and
© 2018 Inspired Places LLC. All rights reserved.
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appearances before the Zoning and Planning Boards with multiple meetings, usually cost
thousands of dollars, often takes up to six-months of time, and in expensive loss of business while
the tenants await approval. The revenue lost to this long process can never be recouped.
Parking related to zoning requirements drive much of the current stagnation.


The rules are rigid and greatly hinder merchants. Parking is based upon tenant uses.
Different parking formulas apply, depending upon the type of use. Because of this
complexity, tenants must apply for variances through the zoning and planning boards if
they require even one more parking space.



Calculating the amount of parking required for each tenant requires architects to count
square footages within the space at a micro level.



Current zoning regarding building setbacks encourages parking in front of a building with
the building set further back into the property. This does not encourage pedestrian access.
The expansive parking lots are aesthetically unattractive and can visually overwhelm a small
building. When several stores linked together, the regulations create the outdated and
undesired suburban strip mall aesthetic, with a sea of asphalt as a big element of the visual.

This zoning has been detrimental to the business community of Hartsdale. Single-use building
types and very restricted limitations of different uses has been so detrimental to the district, that
at any given time, there are many visible retail vacancies, and very low, if any, profit on the
building. This causes little incentive to rehabilitate existing storefronts or undertake costly repairs.
Over time, the rundown quality of the intersection is deteriorating even further.
The zoning is not what current shoppers and residents want. “Single-use spaces are becoming
obsolete,” according to the Gensler Research Institute’s 2017 “Experience Index.” “People who do
more than once activity in a place rate their experiences significantly higher and are more likely to
report it as their ‘favorite place.’”
Zoning puts the very existence of business at the Corners at risk. Under current zoning, if there
were a flood, fire or other catastrophe, the nonconforming nature of the existing buildings means
that few of them could be rebuilt. Nothing could be built at the Northeast Corner; all building
except Duane Reade would be small, and the largest building possible would be “office use only.”
Given today’s glut of office space in Westchester, the likelihood is that “office only” would be
difficult to rent.

© 2018 Inspired Places LLC. All rights reserved.
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MOBILITY
TRAFFIC
Hartsdale’s 4 Corners is a main
thoroughfare. It is at the
intersection of Central Avenue,
(Route 100), a broad NY State
highway, West Hartsdale Avenue,
(Route 100A) a minor arterial and
a NY State highway, and East
Hartsdale Avenue, another minor
arterial and Town road.
Traffic volume is high, and
congestion is problematic:
Westchester County DOT data in 2010 show 14,350 vehicles per day on East Hartsdale and ending
at the Bronx River Parkway. NYSOT calculates that at Central Avenue near West Hartsdale 24,144
cars are the average annual vehicles volume per day. East/West local traffic is heavy because many
travel enroute to the Hartsdale Metro-North train station, the Bronx River Parkway or points east.
North/South congestion is especially heavy on weekends with shoppers going north to White
Plains and south towards Yonkers.
Grid connectivity is poor and can result in dangerous conditions. There are no dedicated rightturning lanes at the intersection that lead north and south bound onto Central Avenue from East
and West Hartsdale Avenues, causing long vehicular back-ups at rush hours and other busy times.
The congestion creates de facto automobile bypasses in the Dairy Del parking and HPPD Site C
Lots, as well as on Columbia and South Washington, causing traffic volume, danger and noise.
Pedestrians are fearful walking in the parking lot and on the two streets, which currently do not
have sidewalks.
Driver visibility and safety is an issue because the northbound Westchester County Beeline buses
stop just a few feet from the Corners on Central Avenue. Stopped buses impede automobile
drivers’ ability to see traffic coming from East Hartsdale and/or pedestrians crossing immediately
at the Corners.

© 2018 Inspired Places LLC. All rights reserved.
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PEDESTRIAN
Walkability and pedestrian access are quite difficult given location of parking lots far from
merchants, the amount of vehicular congestion, the six-lane width of the Central Avenue highway,
and primacy given to vehicles.
Many residents and shoppers say they feel
unsafe walking across the intersection due
to the six-seven lanes of parking and
traffic, heavy traffic volume and small
existing crosswalks, which are located
immediately at the Corners.
Among the challenges at the Corners for
pedestrians are:


Existing pedestrian “refuge” islands
are narrow strips of concrete, with
no accessibility features like curb-cuts.



ADA-compliant curb-cuts do not exist at the Corners. The curb at the Gyro Gyro location is
high and residents cite it as dangerous.



There are no sidewalks from 4C towards West Hartsdale Avenue on either side of the road.



Traffic and above ground utility lines contribute to streetscape confusion



As noted above, shoppers in the
Dairy Dell parking lot and
pedestrians on South Washington
and Columbia Avenues face
additional traffic and potential
safety issues because those areas
have become de facto turning
lanes. HPPD Site C also has become
a dangerous “cut through.”

Without walkability, safety, aesthetics and
access, residents and shoppers have
largely abandoned the intersection
except occasionally to stop into one of the
more quick-visit transactional businesses
there: take-out food, nail salons and dry
cleaners.

© 2018 Inspired Places LLC. All rights reserved.

Danger Dashboard
Jan. 2010 – Dec. 2017
Includes vehicle, pedestrian and bike incidents.
Data provided by Greenburgh Police Department.
Number

Avg. frequency

Incidents

353

1 per week

Injuries

70

10 per year
(Nearly 1 per month)
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PARKING
Residents, shoppers and businesses have complained for years about the parking: inadequacy of
it, distance from stores, and difficult access to some of it. Parking is often cited as a major issue
that the public believes has not been addressed by the Town for many years and continues to
contribute to the decline of business and commercial vacancies at the Corners.


No parking structure exists at or near the Corners – only surface parking.



Limited off-street shared parking exists for residents or shoppers: a small amount of parking
in the commercial area adjacent to the “puppy” retail store is on Central Avenue behind 2-12
East Hartsdale, but that is earmarked for customers of the various businesses located there.
The lot is difficult for East Hartsdale shoppers to access as the height differential between
the street and the lot requires shopper to climb a stone staircase.



Off-street hourly-metered parking is available in one municipal lot near the Corners, the
Hartsdale Public Parking Authority’s Lot C. The parking lot is located off Central Avenue and
behind the IHOP restaurant, consisting of 99 places. Parking is also available via permits if
the user lives in one of the qualified East Hartsdale Avenue buildings. The waiting list for
permits typically runs 6-12 months. Permits are not allowed for commuters. Retailers find
that their shoppers do not know the site exists, as it is not visible from Central or East
Hartsdale and is not adequately signed, in their view.



There’s a lack of interconnectivity amongst the parking lots on the SE side of the Corners.



East Hartsdale Avenue parking issues are a problem that impact 4 Corners: on East Hartsdale
Avenue, five residential buildings with more than 100 units altogether have no parking
whatsoever to offer residents. At least two buildings have waiting lists of 5 and 10 years for
garage parking. HPPD Site A Parking Level 3, which has limited parking available for resident
overnight passes, has a two-year wait list.



Compounding this for East Hartsdale Avenue residents is that the metered on-street parking
that is available on East and Hartsdale Avenues addresses shopper needs primarily, and
therefore, consists of short-term meters. Similarly, along Central Avenue a scarce amount of
on-street parking is available, but it, too, is short-term.



Wilson Avenue, an interior feeder street to East Hartsdale, has a limited amount of on-street
metered parking.



The parking need is exacerbated by the greater amount of it needed by owner-occupied
housing compared to renter-occupied housing. According to the Comprehensive Plan,
owner-occupied households comprise approximately 81% of Greenburgh households, yet
require 96.9% of the cars (Tables 9.2 and 10.13). Very little of the housing on East Hartsdale
Avenue is rental.

© 2018 Inspired Places LLC. All rights reserved.
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BUS AND TRAIN


On foot, current access to Central Avenue bus stops and Metro North Hartsdale train station
is good. By car, it can be time-consuming to drive to the station at rush hour due to
congestion.



The existing northbound bus stop on Central Avenue is dangerously close to the corner,
making it very difficult for anyone to see around the bus. There has been at least one
incident in which a bicyclist, trying to get around a bus, was struck by a car the rider could
not see.

BIKING


Bike paths and bike path
connections do not exist at or
near the Corners.



The area usually is dangerous
to bikers due to heavy
vehicular congestion and lack
of dedicated biking lanes.
Early on weekend mornings,
when traffic is light, bike clubs
use Central Avenue.

© 2018 Inspired Places LLC. All rights reserved.
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INFRASTRUCTURE
STORMWATER MANAGEMENT
The Corners are in a problematic location given that it sits at the bottom of a topographic bowl.
Runoff from the higher elevations, from the streets and the virtually 100% coverage of the lots
with asphalt or buildings passes through the southeast corner into small pond and watercourse
which lead to the Bronx River. The southeastern corner, S. Central Ave. and parts of the
southwestern corner all sit within a floodplain. Compounded by inadequate, old infrastructure
built before storm water management was understood, the area is prone to flooding. The related
water problems traveled downstream and resulted flooding in the Village going back to at least
the 1970s, and more recently to the 2007 catastrophic flood another significant flood in 2011.
Ongoing flooding occurs at the Corners. Patchwork solutions over the years in specific areas have
not succeeded and the infrastructure is at a breaking point.


The Corners are in the Bronx
River “Major Drainage Basin.
They pay a huge price for their
position lower in elevation
compared to Manor Woods, and
other surrounding Greenburgh
neighborhoods to the
Southwest and West (two of
which are shown in The
Comprehensive Plan Table 6.2
to be higher in elevation than
400 feet). Harts Brooks and
many other streams are
tributaries to the Bronx River
that descend from these higher
lands (today these streams are
largely buried.)



4 Corners is directly impacted by a large flood zone that extends far beyond the Corners.
The south side of East Hartsdale Avenue and the east side of Central Avenue comprise one
of Greenburgh’s five “major flooded cluster areas,” according to the Comprehensive Plan
(Table 8.16). The Town categorizes the area, extending onto nearby East Hartsdale Avenue
area as a “major flood cluster area” (Figure 6.6). FEMA’s flood zone map predicts a .2%
chance of flooding each year (equivalent of at least once a year) on average. (Figure 6.6)



Residents cites flooding on East Hartsdale Avenue going back at least to the 1970s (nearly 50
years ago), causing significant property damage. The 2007 catastrophic flood impacted
residences on East Hartsdale and caused flooding in the apartments’ garages, closed shops
in the Village and impacted shops at the Corners. The New York Times reported, “Along East
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Hartsdale Avenue in Greenburgh, the flooding was so severe in April that some businesses
and houses were inundated with eight or nine feet of water. A few businesses, including a
laundry and a Chinese restaurant, closed for good.” (NYT, 11.13.07) Some of the businesses,
including a major bank strategic to the Village, left and have not returned.


In 2011, more flooding in Hartsdale Village forced the NY Sports Club and other local stores
to close due to heavy water damage in their basements, requiring 5-6 weeks of renovation,
including floor and wall replacement. (9.1.11, Scarsdale 10583)



Flooding still occurs on Central Avenue near the Fountain Diner, causing periodic disruption
to travelers and closing businesses. This can take days to remediate, causing disruption to
business and challenges to transportation.



The reliance on watercourses to convey storm water from the 4 Corners and the
surrounding neighborhoods to the Bronx River is problematic. It places the viability of the
entire system on scheduled regular maintenance by myriad property owners, the Town and
the County. No one entity is responsible for the free flow of the system. Open watercourses
are prone to clogging, especially behind the apartments on East Hartsdale Avenue. If one
property owner does not keep the stream free of fallen trees and debris, there is nowhere for
the water to go.



One of the weak links is that the drainage basin is not well maintained at the Hartsdale
station tracks, which the County is supposed to keep clear.



East Hartsdale Avenue run-off and storm system back-up causes pooling of water in parking
areas close to the Southeast (IHOP) Corner. People who have seen the Site C parking lot
describes the water coming from the drain system shooting into the area as a “geyser.” In
winter, the icing in the parking areas can be dangerous to cars and shoppers. The
landowner at the SE Corner has been forced to repave the lot many times, as a result. Runoff from surrounding neighborhoods has not been accommodated at the Corners with
existing infrastructure for many years. The IHOP basement floods.



Private water maintenance management practices impact the system.

— Blocked culverts, some of which are undersized for capacity, have been reported on the
south side of East Hartsdale Avenue and on the pass-by road (behind buildings).
— Similarly, when the Scarsdale Golf Club’s retention base needs to be discharged in heavy
rains, the discharge may further saturate the nearby soil.
— The retention pond at The Classic,” a condominium directly adjacent to the Corners, has
overflowed either due to inadequate size or maintenance issues.
— Lack of maintenance of the Harts Brook watercourse behind the apartments on East
Hartsdale Avenue has caused catastrophic flooding further East and in Hartsdale Village.
Items found in the stream range from shopping carts to downed trees.
 At least one business looking to improve its property has been told by its bank that the area
is seen as depressed, in part due to the flooding, and have been penalized with the terms
provided.
© 2018 Inspired Places LLC. All rights reserved.
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Global warming and the expectation of increased rainfall beyond the 30-year averages
means that the “hundred-year storms” that might occur with 1% chance (3 days a year) in a
given year are happening much more frequently, so flooding can be expected to occur
more frequently in the future.

SEWERS


Sewers often are clogged by grease.



Town sewer pipes are minimally sloped, which leaves them vulnerable to clogging and
backing up.



Current maps are not definitive for all existing piping of storm and sewer lines.

UTILITIES


All utility cables are above ground, with no plan for underground cables yet established.



They create an unsightly intersection that does not attract shoppers.



Utility poles impact driver visibility and safety. Both cables and poles are susceptible to the
impact of severe weather and can become dangerous, if not fatal, if they fall.

© 2018 Inspired Places LLC. All rights reserved.
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ENVIRONMENTAL
4 Corners as we know it now came into existence in the early 1900s, with many of the existing
commercial buildings dating to the 1920s. Due to the lack of new development, environmental
considerations were never implemented, leaving us with buildings, streets and infrastructure that
are patched together and aging.


No existing environmentally sustainable development or building design guidelines have
been used. The buildings are old, and some were constructed 90 years ago.



Many of these quite old structures were built without benefit of energy conservation
techniques and not using high quality building materials, doors and windows. There is no
proper utilization of building mass to create shade.



Automotive congestion at the intersection does not support the Town’s strategy to
minimize its carbon footprint and adds to reduce air quality.



Environmentally sensitive areas, such as watercourses, are not protected. Run-off from
roads causes water pollution.

© 2018 Inspired Places LLC. All rights reserved.
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The site lacks greenery and there is limited use of green buffers between residential and
commercial areas.



While the Corners are adjacent to a private
golf course, there is no public green “open
space” or parks at or near each corner and
within the1/8-mile radius of the
intersection.



Clogged watercourse and lack of
maintenance cause stagnant water behind
East Hartsdale Avenue buildings and easily
can be a contributor to flooding at the
Corners.

© 2018 Inspired Places LLC. All rights reserved.

Most of the 4 Corners runoff empties into the
retention pond on the Southeast side. This
pond leads to an open watercourse which
empties into the Bronx River.
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AESTHETICS
The complaints are loud from all parties about the aesthetics of the Corners.



From the street the Corners appears as a sea of asphalt under an ocean of wires.



The district is an auto-oriented development that has evolved with little aesthetic
consideration. The ugly quality of six lanes of asphalt (at its widest) is compounded by the
expansive surface parking lots resulting from Town requirements on parking spaces.



There is no coherent, consistent visible representation of Hartsdale. There is not
community character or neighborhood quality. Many people do not see 4 Corners as part of
Hartsdale, further diminishing its sense of identity.



Low-rise, very old buildings not redesigned in many years, creates an unattractive, stagnant
environment devoid of pedestrian and human presence.



Increasing and very visible vacancies creates sense of blight.



The intersection is devoid of trees and landscaping. There are no existing public open
spaces or green spaces.



Many service, and utility cables are located along the public streetscape, creating an ugly
environment.

© 2018 Inspired Places LLC. All rights reserved.
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COMMUNITY WELLBEING
4 Corners is not a place currently where most people would want to live (if they could find a
residence there), shop, or linger.
According to local realtors, East Hartsdale Avenue residential buildings are not attracting a fraction
of the young professionals wanting to move from NY City or other Westchester locations and who
can bring energy and ideas with them.
4 Corners is not attracting the significant potential Westchester residents’ retail dollars, despite its
location on a major shopping route.
Neighborhoods at and adjacent to the Corners are compartmentalized, partly due to lack of
walkability to the Corners. The East and West Hartsdale neighborhoods are essentially cut off from
each other by the scale and traffic of Central Avenue. Manor Woods residents say they often to not
come to the Corners because of a lack of parking and the West side neighborhoods lack sidewalks
to take them there by foot.
Many people say they do not have a sense of identity as Hartsdale residents and feel disconnected
from the Corners.


This is partly due to low desire to walk to or shop at the Corners given current conditions



It partly may be due to the sense that there is little identity of a “downtown” Hartsdale
beyond the small train station area, nor any historical Town or Village center at the Corners
that was preserved when Central Avenue became a dominant thoroughfare.



Hartsdale often is defined by residents as what it is not: it is not an incorporated Village, nor
is it a Town. Often, residents say they do not understand what it is to be in a geographic
area that it is part of the Unincorporated Town of Greenburgh.

Many Hartsdale residents, especially those who live near and or travel through the Corners, are
frustrated about its condition. They believe business and investment suffers from Greenburgh’s
lack of focus at 4 Corners on economic development; for not helping attract or retain businesses;
and for not tackling long-standing and ongoing flooding and congestion problems.
There’s a concerning degree of cynicism that anything will be done.

© 2018 Inspired Places LLC. All rights reserved.
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THE PAST – HOW DID THESE CONDITIONS OCCUR – AND WORSEN?
The original heart of Hartsdale was at Harts Corners, close to today’s 4 Corners and located at the
intersection of present -day West Hartsdale and Washington Avenues. Farms, a church, a school
and several stores were located there – already creating a mixed residential and commercial area.
By 1800, what’s now East and West Hartsdale Avenue became a road, near the lane where the Hart
families had their homes.
When the railroad was built along the Bronx River in the 1840s, the east section of the hamlet
grew, and the post office moved there. Hartsdale then grew in two separate areas at opposite
ends of the hamlet, not the usual “growth from the center” most towns experience.
The completion of Central Avenue in 1871 meant
that development along this six-lane, 100-foot
wide highway was rapid. Businesses, such as a Sash
& Blind factory, are found on maps of the Corners
at that time. Zoning and other regulations started
to focus on the highway and the intersection
rather than the connection of East and West
Hartsdale Avenues to it and each other.
Due to Harts Brook and many streams in the area,
the road sank often, and was filled in at least ten
times. In 1906 macadam was applied and upon its
failure, the road was tarred in 1912 and eventually
covered by reinforced concrete.

© 2018 Inspired Places LLC. All rights reserved.
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NE Corner of 4 Corners, circa 1950

The Town of Greenburgh Building Inspector and Department of Public Works shared offices on the second floor.

Zoning laws for the Central Avenue (CA) district that applies today to the intersection are 44 years
old and date to 1974.
The small number of residents living right at the Corners, combined with changed shopping
trends and that there has been no economic development focused on the attraction and retention
of the small businesses at the Corners, has resulted in there being no advocate for merchants and
property owners in the area. The 2009 focus groups conducted for the Comprehensive Plan with
Property Owners/Developers and realtors did support (on a near-unanimous basis) that higher
density mixed-use development would benefit the Central Avenue area. None of the groups
included any business or property owners of the Corners at the time.
Until now, a formal vision to revitalize the Corners has not been presented in a Town Board work
session.
NOTE: For a longer summary of the history of 4 Corners, see that section in this binder.
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4 CORNERS TOMORROW – HOW TO OVERCOME ITS CHALLENGES
HOW THE VISION EMBRACES OPPORTUNITY: DEMOGRAPHICS AND THE MARKETS
(HOUSING, RETAIL, COMMERCIAL)
4 Corners is fortunate in being able to capitalize on the three arcs upon which revitalization can
occur: the aging of Baby Boomers, the migration of Millennials to the suburbs, and its location
near mass transit and an existing high-density neighborhood. The vision for a second hub in
Hartsdale can be realized if flexible multi-use zoning will be permitted to enable this revitalization.

DEMOGRAPHICS
Greenburgh is missing out on a key demographic trend that can help revitalize 4 Corners.
Millennials are a huge, fast growing demographic nationally, and they have been leaving New
York City attracted by downtowns with rentals and walk to transit. Aging Baby Boomers are
downsizing, and often opting for rentals.
Market and economic development opportunities in Hartsdale are derived from the demographic
and economic composition of the community. Understanding the demographic composition of
the specific 4 Corners area is not possible, as it is comprised of residents in neighborhoods that the
U.S. Census Bureau groups in several tracts. But understanding the demographic trends –
especially the growth of Millennials and aging of Baby Boomers -- is an important first step to
uncovering opportunities for growth, development, and redevelopment.
Data for the local demographic profile was provided by using 2010 Census data, as does the
Greenburgh Comprehensive Plan of 2016, and Onboard Informatics 2014 data. The Plan contains
demographic and housing information for the Town, as well as for the residential Census tracts
closest to the 4 Corners intersection: primarily Census Tract 108.04, and to a lesser extent, 108.03,
107.02 and 108.01. Relevant megatrend data below on this group is cited from national sources.
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Key observations from local demographic data are as follows:
 “Demograyphics” is a more appropriate
term for Demographics, given the aging
population in Greenburgh. The Town has
Unincorporated Greenburgh:
been losing population in the fast
age composition
growing 20-34 age group. Between
Age group
Town %
County %
2000-2010, Greenburgh lost 6.0% of its
change
change
population in this age group – higher
than the 5.2% lost by Westchester
County. At the same time, its population
gained 20.6% of population in the over
65 age group, compared to the 7.9%
County gain of this age group.
(Greenburgh Comprehensive Plan 2016
Table 10.4)


20 – 34

-6.0%

5.2%

65+

+ 20.6%

+7.9%

Years 2000 – 2010
Source: Greenburgh Comprehensive Plan 2016 Table 10.4

The population of zip code 10530 has been aging: the median age rose to 45.64 in 2014.
Females account for 54% of the population. Onboard Informatics, 2014

ZIP CODE: 10530
Total Population: 11,945
Median Age:
45.6
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“Single” household status is very high in 10530: 59% have never married, are separated,
divorced or widowed. Onboard Informatics, 2014

Widowed
4%

Divorced
10%

Never Married
24%

Separated
3%

59% have never married, are
separated, divorced or widowed.

Compared to national averages
they are highly educated and
more disposal income.

Married
59%

No/Some High School
3%

Some College
17%

Graduate Degree
Associate Degree
35%
8%
Bachelor's Degree


There has been a housing mismatch in Westchester between growing demographic groups
and housing preferences and desired housing stock. From 1990 to 2010, US Census data for
Westchester shows a 21% decline in the 25-34-year old age group—four times the national
decline. By 2010, more than 55% of Westchester residents were between 25-44, with many
towns competing to attract the growing market segment.
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Facts on the growth of these key groups
— Millennials (born 1980-early 2000’s) already were one-quarter (83.1 million) of the total
population -- and exceeded the population of Baby Boomers (75.4 million) -- in 2015.
Millennials are already the largest living generation in the US, according to Catalyst.
(*Catalyst Quick Take: Generations in the Workplace. Catalyst, July 20, 2017.
ww.catalyst.org/knowledge/generations-demographic-trends-population-andworkforce#United States)
— Today, Millennials represent 40% of the workforce – the large cohort of US workers. By
2020 they will represent 50% of the US workforce and will account for one in three
adults. By 2025 they will represent 75%.
— Baby Boomers (born early to mid-1940s up to early 1960s -- typically 55 plus in age) are
the oldest generation currently in the workforce. With the age for Social Security
benefits pushed back to 67, many will still work for another decade. Many are “empty
nesters” with grandchildren, looking to downsize.
— The population of “older Americans” is expected to more than double by 2060,
according to Catalyst.
— Many in these groups are increasingly looking to downtown mixed-generational
housing experiences (see “Housing”, in this section.). This confluence of preference is key
to realizing the potential of a revitalized 4 Corners.

HEALTHY WORKFORCE FUNDAMENTALS


Household income levels in Greenburgh have been higher than Westchester County, in
general, both actual income and income growth metrics from 2000-2011. Greenburgh
Comprehensive Plan 2016 (Table 10.9)



Compared to national averages, residents overall are highly educated and have more
disposal income. Onboard Informatics, 2014



The dominant category of employment growth in Greenburgh, in general, is in education,
health care and social services; more than 30% of employment.



The County, New York City and Town have a stable base of local employers that contribute
directly to the local economy and are employee intensive. Of those who commute to work
to these employers, the destinations are concentrated: New York City (33%); Westchester
(26%) and Town of Greenburgh (23%), according to the Comprehensive Plan (Section 11.3.8)
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THE MARKETS – HOUSING, RETAIL, COMMERCIAL
The consequence of current 4 Corners zoning is a single-use, commercial district with low-rise
retail. It has failed the businesses, shoppers and nearby residents.
If the Town were to change the current zoning limitations to allow mixed-use development, data
presented here shows that 4 Corners can be a thriving, second Hartsdale hub and an anchor
development that bridges the neighborhoods and East and West Hartsdale and a connector to
other Greenburgh areas. With the built-in customer base that comes with the residential
component of mixed-use development, and the flexibility of the proposed form-based zoning,
commercial establishments at 4 Corners can be viable and bring business to Hartsdale overall.

THE HOUSING MARKET
There is a housing mismatch between the housing preferences of fast growing demographic
groups and Hartsdale’s current housing stock. 4 Corners can be quite a desirable area for
Millennials, Baby Boomers and Snow Birders if mixed-use new rental inventory is permitted.

CURRENT CONDITIONS: SMALL SUPPLY, BIG DEMAND FOR RENTALS


Rental demand on East Hartsdale Avenue is so high that only about 6six apartments on
average are on the market at any given time, according to local realty. This represents 3% of
the 1851 available units on the corridor. This scarcity exists because most East Hartsdale
buildings are condominiums and cooperatives, with only five buildings dedicated to rentals.
While the coops and condos allow their owners to rent, there are many restrictions, and few
do.



The five rental-exclusive buildings are generally old and less attractive to today’s renters
than newly constructed buildings, according to realtors. 43% of the units are in buildings
constructed in 1936; they do not come with any parking whatsoever and offer few modern
amenities compared to those found in new development in other nearby towns. They
command commensurately lower rents.



Housing supply on East Hartsdale Avenue area generally is quite old, starting in 1923. Only
one was built after 969, and it was completed in 1989 – now nearly 30 years-old.



Housing supply in the greater 10530 zip code are also is old and tends to be owneroccupied, with only 20% rentals in 10530 (US Census, 2010).



Despite the aging population in Greenburgh and across the County, there is a relatively
small supply of “step-down” housing or “retirement living” rental housing in the East
Hartsdale/ 4 Corners area that comes with modern amenities and parking. That is forcing
residents to move elsewhere when they cannot or no longer wish to live in a freestanding,
single-family home and maintain it.



Local realtors state that the rental market can absorb much more capacity given housing
preferences in growing demographics. The local real estate market overall would benefit
from more diversified housing options tracking the following housing trends.
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UNREALIZED POTENTIAL: DOWNTOWN, MIXED-USE, TRANSIT PROXIMITY PREFERENCES OF BABY BOOMERS AND
MILLENNIALS



They don’t want or cannot afford single family homes at this point in their lives



They prefer multi-generational living experiences in high density, mixed-use neighborhoods
that can support a viable mix of businesses and rental apartments that are close to mass
transit



They want amenity-rich buildings that support advanced technology and collaborative work
environments



They are headed elsewhere to other housing markets because Hartsdale does not offer the
newly renovated or new mixed-use rental housing they prefer

MILLENNIALS


Two-thirds of Millennials are renters, not owners, according to Cushman & Wakefield. * They
already comprise an estimated 35-50% of the Westchester apartment market, according to a
local developer. *



They prefer downtowns with mixed-use amenity-rich communities. Social space and
amenities are valued higher than huge apartment size.



Being close to work or to easily walk to work and/or transit is important to them.



Millennials are redefining suburbia and revitalizing their downtowns. According to the
Urban Land Institute, in 2016 28% already had chosen to live in suburbs and that number
was expected to grow. *



In the New York Metro Area, they are being priced out of NYC and selecting suburbs



64% prefer to live in mixed-use communities where they can live near a mix of shopping,
restaurants and offices, according to Cushman.



When it comes to transport, they take mass transit or bike/walk to work. Those in the 16-34
age group drove 23% fewer miles in 2009 than they did in 2001: a greater decline in driving
than any other age group, according to Cushman. Those in the 16-24 group who have a
driver’s license fell to 67% in 2011, its lowest level in a half century.



They delay marriage, child rearing and home ownership. They prefer innovative shared
eating and entertaining options where they can linger in a communal setting.

AGING BABY BOOMERS HAVE DIFFERENT HOUSING PREFERENCES AND NEEDS


Many want a “new suburbia,” with the sense of community in a multifamily rental setting
where they can be free of responsibility for household maintenance and tasks like shoveling
snow, according to the New York Times “The New Suburbia.” (12.18.16)



“Why own when you can rent?” is an ad targeting slightly greying couple that’s been
running in the New York Times real estate section.
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A 2016 Freddie Mac *survey of those over the age of 55 (Baby Boomers) shows:
— An estimated 6 million homeowners and 6 million renters prefer to move again and rent
at some point. They will put pressure on already tight rental inventories and
affordability in coming years across the country.
— Among the top factors influencing Baby Boomers’ next move is affordability (60%),
amenities needed for retirement (47%), no responsibility for caring for property (44%)
and being in a walkable community (43%).
— Many choose to work beyond the age of 65, often at home
— Many increasingly are choosing to continue living near longtime friends and
grandchildren, even if “Snow birders” and can access a vacation home elsewhere.

MIXED-USE CROSS-GENERATIONAL NEW RENTAL INVENTORY IS THE LIKELY SUCCESS FACTOR FOR 4 CORNERS
The presence of city-like amenities such as public transportation and a walkable environment are
pluses and can positively impact this market. On East Hartsdale Avenue, most buildings are midrise, averaging about 7 stories, creating a neighborhood with the high density expected to stay
popular.


The easy, safe and flat walk to Metro North and bus lines is better than many suburbs.



There are two missing ingredients. One is the lack of parking within the buildings: even for
buildings that offer parking to residents, it is limited, and many have long waiting lists. While
public parking is available close to the train station and at the 4C area, there are wait lists for
those.



Another missing ingredient is diversified and easy retail shopping with a mix use (residential
and retail). The blight of 4 Corners detracts from the buildings closest to Central Avenue and
primarily small “transactional” shops are there: nail salons, take-out food, and shoe repair are
examples.



There is no existing pipeline opportunity available for new construction that would provide
new housing units on East Hartsdale Avenue. Redevelopment of the 4 Corners area is the
only choice for any new development, without demolition of large residential buildings.



Given the age dynamics of the population, new housing directed toward Millennials and
Baby Boomers can successfully bring diverse and desired housing stock to the community if
the right mix of retail is also offered, including food and beverage options.



“Seniors-only,” a highly limited “single use” approach to building to a single demographic,
under consideration in other locations, will not work at 4 Corners. The current 40-year-old
“single use” zoning restrictions for 4 Corners have been a proven recipe for disaster. To truly
revitalize, we need to enable the casting of a larger “net” of tenants in the wide
demographic group desired by the fast-growing Millennial and Baby Boomer groups. Those
Millennials who will happily reside at 4 Corners will likely become future buyers of
Greenburgh single family homes. They will bring the unique energy, ideas and investment in
the future to help us prosper in the coming 40 years.
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AFFORDABLE AND MARKET-RATE HOUSING
Hartsdale already has market-rate (or “free-market”) multi-family residences, many of which are
the 1850-plus condos and co-op units on East Hartsdale Avenue. Local realtors estimate that on
East Hartsdale only six rentals on average are available to rent at any given time.
Rising current demand show a need for the upscale market-rate rentals that middle-income
people can afford. Rental market-rate apartments have been a vital component of middle-class
housing choices for young professionals, salaried workers and seniors for decades. They provide
homes for hard-working people who contribute to the community, like those already living on
East Hartsdale. Rentals also offer a vital housing option for those who do not choose or no longer
want to select a single-family house or co-op/condo.
Regarding the official “affordable housing” designation, the Town of Greenburgh requires that
10% of all new housing development be “affordable housing” units. This proposal would comply
with that requirement. If we project buildings with approximately 50 apartments each, five
apartments per building would be designated “affordable. “

BROADENING OUR DEFINITION OF FAMILY HOUSING
Housing is a primary need of any family, however one defines “family”. Demographics show that
households are shrinking in size yet increasing in number. Our tax base will not thrive unless we
address the needs of a broader definition of family to include those without young children. The
last Census for 10530 zip code shows that as much of 41% of the population has never married,
were separated, widowed or divorced. This number undoubtedly has grown. Projected growth
shows that up until 2035 the largest increase in U.S. household numbers will come from married
couples with no children plus single-person households. They often are opting out of single-family
homes.
If anything, a key family issue for Greenburgh is whether, on top of our ample supply of single
family housing, we will address the growing and greater need for rental housing that attracts
families and singles without children? This is a growing population of taxpayers that does not add
to school population. It is a population that a revitalized 4 Corners will attract.

SOURCES:


New York Times, “The New Suburbia” (12.18.16)



Freddie Mac:
http://www.freddiemac.com/research/consumerresearch/20160628_five_million_boomers_expect_to_rent_next_home_by_2020.html



Catalyst:
http://www.catalyst.org/knowledge/generations-demographic-trends-population-andworkforce#United States



Cushman and Wakefield: Global Business Consulting “Facing the Millennial Wave”
cushmanwakefield.com
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Urban Land Institute, 2016, “Gen Y and Housing: What They Want and Where They Want It”
http://uli.org/wp-content/uploads/ULI-Documents/Gen-Y-and-Housing.pdf
and “Get Ready for Urban Burbs,” 4.29.16 in Gizmodo
https://gizmodo.com/millennials-will-live-in-cities-unlike-anything-weve-se-1716074100



Martin Ginsburg quoted in Westchester magazine:
http://www.westchestermagazine.com/914-INC/Q2-2016/Millennials-Spark-Apartment-Boom/

RETAIL
CURRENT CONDITIONS
Vacancies exist at every one of the 4 Corners, some quite prominent. Property owners have
struggled with the net effect of poor parking, congestion, special use permit applications that
require a long lead time, flooding at the intersection, and Internet shopping. Renovating and
upgrading building elements has not stemmed the tide of negative cash flow.
One property owner said,” Vacant retail stores have been a problem for 10 years. Once a tenant
leaves, re-renting the space is nearly impossible. Even when we find a replacement, their success
rate is often low. Often, they go out of business in a short period of time.”
Key factors affecting 4 Corners are:


Residents have strong purchasing power and have access to a broad range of services and
consumer goods within fast and easy reach by car, especially to White Plains and on Route
119/Greenburgh and other points on Central Avenue. There’s little need for them to shop
in a blighted area with retail limited to “transactional” options, parking and traffic problems.



Online shopping is literally a click away – and hurting bricks and mortar retailers everywhere.



Residents constantly bring-up poor parking conditions as a reason for not shopping at the
Corners. Parking is cited as difficult to find, inconvenient, and safe with traffic cut-throughs
and street side parking on Central Avenue where buses and traffic volume speed by.



Transactional categories of businesses predominate: nail salons, fast food take-out, shoe
repair, businesses, a gas station, and the like. None are high-end. The few long-term
restaurants typically have been in stand-alone buildings with dedicated parking.



Many of the categories of service businesses are owned and operated by local
entrepreneurs.



Much of the land under the properties is owned by families with a strong commitment to
their retail and office tenants.

UNREALIZED POTENTIAL
Mixed-use, form-based zoning has the potential to help the challenges of retail today, by
providing built-in base of shoppers living in residential units.
There are several categories of retail businesses that can continue to serve local demand; this
includes but is not limited to: grocery, dine-in restaurants, beverage and liquor stores other food
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and beverage options, as well as an array of boutiques. Innovative business models can be
employed to counter over-head costs are being approved elsewhere and can make the district a
shopping destination.
Enabling existing businesses at the 4 Corners and downtown Hartsdale to expand and
encouraging others to locate within the 4 Corners district would enhance the local business base
within Hartsdale and improve quality of life for residents by minimizing travel time and could
create a neighborhood atmosphere.
Just because a market appears to be adequately served, or even saturated, does not mean that a
new enterprise that addresses a specific segment or niche in the market cannot be successful. The
Town should understand that it is more difficult for a new business to capture a market share and
be successful if that market share must come from the revenue streams of nearby merchants.
Existing merchants will not surrender a portion of their market without competing intensely to
retain their market base. While this fosters business development, nearby competition in White
Plains and elsewhere, as well as the Internet, will continue to challenge retailers without the builtin customer base that comes with the residential component of mixed-use development.
If 4 Corners is redeveloped, there is reason to believe that more merchants on Central Avenue will
invest to upgrade their facilities or sell properties, increasing nearby vitality and aesthetics.
The Metro North train station area has become a de facto retail and to some degree, commercial,
downtown for Hartsdale. Relative to 4 Corners, the development potential is limited because the
area is smaller, and suffers from poor parking and visibility, as well as less access to arterials and
consumers outside of the nearby residential areas. While a revitalization there will benefit the
Town, rezoning would be required, and success would be on a smaller scale. It makes sense to
start Hartsdale’s revitalization at 4 Corners. New business will help transform Hartsdale’s
reputation as a commercial location.

COMMERCIAL: OFFICE AND INSTITUTIONAL MARKETS
4 Corners has limited opportunities to capture many categories of office and consumer-based
service businesses, because of the existing under two-acre size of the properties available, parking
and excess commercial space available in the County.
Virtually all categories of services, including medical and other office buildings, already are
available in ample supply within ten-minutes drivetime.
While general market demand for office growth at the Corners is not high, the site might house
innovative businesses connected to onsite retail or businesses. Exploration of collaborative,
flexible workspaces for entrepreneurs, small businesses and the like is part of the vision for the
Corners.
Note: The analysis used in this market report deals with the basic comparison of supply to demand. It
does not address market segmentation or niches.
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4 CORNERS TOMORROW – HOW TO OVERCOME ITS CHALLENGES
We envision mixed-use pedestrian-friendly development though zoning and site planning
standards that enable residents, shoppers, employees and vehicles to move with ease in an
environment that is aesthetically attractive, and where the community, land-owners and
merchants can succeed. Environmental standards, aesthetic ambitions and community identity
and pride will be engendered.
To gain this, we envision that the Town will embrace the following recommendations.

ZONING
MIXED-USE ZONING
Adopting mixed-use zoning is key to revitalization. Note: image does not show proposed design.
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Mixed-use zoning blends a variety of land uses (residential, commercial, cultural and/or
entertainment) where those functions are physically and functionally integrated and provide
pedestrian connections. Traditional villages and towns that were developed prior to the 20th
century were mixed-use. Towns organically grew by how the people lived. This type of
community design fell out of favor in post-war suburbia when “single-use” zoning was thought to
be beneficial. The proliferation of cars added to the perceived desire to separate functions from
one another so that work was always far away from the residential neighborhoods and everyone
drove to malls to do their shopping. Today there is a desire to have the more traditional lifestyle
and mixed-use zoning is being used throughout the country and in Westchester to revitalize
neighborhoods.
Examples of mixed-use buildings



Community-focused buildings



Life on the sidewalk – pedestrian
friendly
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The Comprehensive Plan cites Westchester’s “Patterns for Westchester” statement of land use and
development policies, and specifically recommends “promotion of mixed-use development and
design enhancement in existing corridors such as Central Park Avenue” and in Westchester 2025,
it adopted a policy to “enhance transportation corridors.” (See 2.3.2.1 and 2.3.2.2 in the Plan)
It offers numerous community benefits to 4 Corners and Hartsdale, including:


Economic Viability-- A mixed-use development that promotes a
walkable built environment can help revitalize a downtown,
increase private investment, lead to higher property values,
and support the development of a good business climate,
according to The University of Delaware’s “Complete
Communities Toolbox.“ A clear connection between walkable
environments and a town’s economic viability is demonstrated
in “Walking the Walk, How Walkability Raises Home Values in
U.S. Cities,” a report by CEO for Cities. A key factor is that
increased density provides the critical market mass vital to
retailers.



Increased Tax Revenue --A compelling argument in favor of
mixed-use development is the expected increase in property
tax revenue. As 4 Corners becomes denser, Greenburgh gains more tax revenue per acre
than before re-development. See the “Benefits of Revitalization” binder section for an indepth discussion of the up-to seven-fold increase this kind of smart growth could increase
the tax base of those properties.



Lower Infrastructure and Operating Costs Compared to Single-Family Development -Traditional zoning ordinances can result in large-scale, single use, large-lot residential
developments. These single-family home subdivisions often require costly and redundant
municipal infrastructure to function while furthering dependence on non-renewable energy
sources,” according to an American Planning Association brief. Smart Growth America
reports in “Building Better Budgets,” that on average, municipalities save about 38 percent
on infrastructure costs like roads and sewers when serving compact development instead of
large-lot subdivisions. Additionally, they found that a multi-use neighborhood, on average,
represents a 10% lower service delivery cost to a municipality per capita than serving a
conventional suburban neighborhood.
https://www.smartgrowthamerica.org/app/legacy/documents/building-better-budgets.pdf



Wide Demographic Benefit-- All age groups are attracted to and benefit from the downtown
feeling enabled by this zoning. While media coverage abounds of millennials love of mixuse environments, the NY State Livable New York Resource Manual also cites how such
zoning creates vibrant environments for “older adults, individuals, persons with disabilities,
families, and businesses.”
https://aging.ny.gov/livableny/resourcemanual/planningzoninganddevelopment/ii2g.pdf
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Environmental – Compact growth/increased density uses significantly less land than singlefamily development. By building communities where residents live and walk to activities, it
reduces car usage.



Mental and Physical Health – Human-made physical structures and the infrastructure of
communities increasingly are being found to be important health factors. A downtown
walkable infrastructure can lead to a more active lifestyle. Well-designed, mixed-use
communities generally create a great sense of place and community identity that is so
desired by so many age groups.



Opportunity for public/private synergies -- Mixed-use projects are generally more
complicated for developers and municipalities. Financing also becomes more complicated
for developers, and mixed-use projects typically take longer for them to turn a profit. The
New York State Governor’s Smart Growth Cabinet notes “to reap these benefits,
municipalities and other levels of government sometimes enter into a public/private
partnership to provide financial or infrastructure support for a mixed-use project.”
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FORM-BASED ZONING
Form-based zoning at the 4 Corners area would help drive revitalization.
Form-based zoning is a proven revitalization tool used since the 1980s by towns with districts like
4 Corners, as people recognized their codes needed to adapt better to change.


Form-based zoning laws will apply to the building – not the specific tenants. This means,
for example, that a 4C building owner has the flexibility to accept tenants in whatever
combination can work that make financial sense at that time and can be changed as
market trends change. Parking, for example, is assigned to the entire building, so every
new retailer does not require the time and expense of parking traffic studies. The ability for
an individual tenant to obtain a building permit in a short time period is crucial to their
success. With zoning applied to the building, tenants are free to start their businesses
quickly and therefore have a greater chance to be successful.
https://www.useful-community-development.org/form-based-code.html, and Smart Growth
America.



New land uses will always come into being, and this zoning will enable 4C to adapt and
stay vibrant. It addresses the important questions like the mass of the building, how close
the building comes to the street and surrounding buildings, how the parking relates to the
building rather than whether there will be enough of it, as an example. Traditional zoning
ordinances don’t address these issues much, nor does they address sidewalks, or
streetscape.



Most important, form-based zoning is designed to relate the buildings in the district to
one another and to the community so that we create a district holistically (as a whole),
rather than regulating individual lots as separate entities.



Form-based zoning allows for flexibility in applying regulations to lots that are often very
different in size and shape from one another.



This more flexible zoning is also vital for businesses to cope with the technological
disruption now facing them. Be it online shopping, self-driving cars or new business
models for food and beverage, businesses will need to be agile and quickly adapt to new
competition.



Signage standards and other visual elements will be written in a more design-sensitive
manner than the typical treatment in a zoning ordinance, helping aesthetics.



This is consistent with objectives stated in the Comprehensive Plan to “utilize innovative
zoning techniques to facilitate enhanced site layouts in locations consistent with the Plan.”
(Objective 12/2/2)

© 2018 Inspired Places LLC. All rights reserved.

Page 40

Inspired Places

LLC

MOBILITY
TRAFFIC
The revitalization must include improving congestion and grid connectivity by widening the
roadway and installing dedicated right turning lanes at the intersection that lead north and south
bound onto Central Avenue from East and West Hartsdale Avenue. This should largely eliminate
the de facto bypasses in the Dairy Del parking lot, as well as on Columbia and South Washington,
alleviating traffic volume, diminishing noise and increasing safety.
We must improve the sense of safety and decrease pedestrian crossing at Corners by setting back
pedestrian cross walks and creating pedestrian refuge islands on Central Avenue.
By setting the Westchester County Bee bus stop further back from the Corners, we can ease
congestion and enhance visibility.
Developing appropriate signage and wayfinding elements to direct both vehicular and pedestrian
traffic, working with NYSDOT, the HPPD and the County Bee-line system is a must.

PEDESTRIAN
Pedestrian challenges must be met with solutions that address the dominance of cars at the
Corners. Creating public green spaces and addressing the relationship of the buildings to the
sidewalk will make the area more pedestrian focused, drawings residents and visitors.


Installing landscaped pedestrian “refuge” islands in the center of Central Avenue, where
pedestrians can stop before finishing crossing this very wide road, is essential. They will
provide safe harbor for the handicapped and other pedestrians who try to cross Central
and find that the crossing can
take too long for one traffic cycle.
This will also improve safety with impatient pedestrians less
likely to use gaps in traffic that
turn out to be too short for safe
crossing.



Creating new pedestrian
crosswalks set back from the
Corners opposite these “refuge”
islands will address safety
concerns of pedestrians and
motorists by cutting back on
confusion at the actual Corners.
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We will improve walkability and access through more and better parking, as well as
dedicated turning lanes that diminish congestion.



Creating landscaped public space, perhaps courtyards, will make the areas pedestrian
friendly.



Burying utility lines will diminish streetscape confusion overall, improve aesthetics and
increase safety.



Installing ADA-compliant curb-cuts at the cross walks will improve handicapped
accessibility and safety for all sidewalk users. We will ensure height and finish of
conventional curbs in the area are safe.



Undertaking a study to install a sidewalk on West Hartsdale Avenue up from Central
Avenue westward can help understand how far it should go, as well as its feasibility.



Coordination with NYSDOT (New York State Department of Transportation) on pedestrianrelated issues is vital, as per the 20016 Comprehensive Plan. Further, the Town should
work NYSDOT to determine how signalization improvements can be achieved.

PARKING
Our parking ideas will improve the Corners for people and vehicles. We propose to:


Construct several off-street multi-level parking structures behind the new buildings and,
where possible, inside the buildings. This improves pedestrian safety, aesthetics and
energy efficiency.



Explore public private partnership to fund the construction and operation of the garages.
According to the HPPD, it may be possible for the HPPD to transfer the deed for Lot C to
the Town, which could then sell the property to a developer. With the right revenue
projections, the developer could outsource some level of operation of the garage back to
the HPPD or could find another operator.



Offer both metered (up to 12 hour) and 24-hour parking permits to accommodate
residential, shopping and business demand for employee parking.



Create parking structures that are attractive, with context-sensitive lights, good signage
and wayfinding elements.



Add green elements, such as landscaped buffer strips, between the structure and
residential area, to reduce the feeling of bulk and height, and to promote walkability.



Design and build the structures in an environmentally-sustainable manner. For example,
consider use of renewables, such as solar tiles that can light the structures.



Design the larger site to offer improved access for pedestrian walkability and parking
access



Consider impending future transportation trends and technology: charging stations for
electric vehicles are one example.
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BUS AND TRAIN
Greenburgh should work with the County to set much further back from the SE Corner the
Westchester Bee Line Central Avenue bus stop to improve safety and alleviate congestion.
The vision includes transit-friendly elements, such as bus stop sites and shelters, to foster a
streetscape upgrade and provide a humane way to protect transit users.

BIKING
Installing a safe bike path on Central Avenue, especially towards White Plains, is a goal.
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INFRASTRUCTURE
WATER INFRASTRUCTURE
To eliminate flooding with long-needed storm water-related infrastructure upgrades, significant
investment must be found and directed by the Town, working in partnership with NYSDOT and
the County on road and sewer infrastructure.


Creation of a “storm water management district “should be considered.



An overall plan must be developed starting with an engineering study to understand the
complexity of the water and sewer infrastructure of the wider area, and to understand
which conditions beyond the Corners impact it.



It must ensure the capacity of all new elements: culverts and drains must be right-sized, for
example.



The study should incorporate new drainage via sustainable storm water management
practices, such as “green” roofs, rain gardens, grey water solutions, porous pavements and
native plants.



Incorporating future expectations of greater rainfall due to climate change is crucial.



After permitting occurs, the Town should consider strengthening enforcement of private
water maintenance management practices impacting the system.



Consider Parking Lot C as a retention basin to improve existing conditions.



Work out with East Hartsdale Avenue residential associations an inspection and
compliance protocol for drains, culverts and other key infrastructure, to ensure water can
flow freely to designated basins.



The Town must find ways to adequately fund solutions as soon as possible, given that the
system may well be close to a breaking point. It may need to supply funding through its
capital improvements budgets, as well as to secure financing through State, County and
federal grants. Looking solely to the private sector to foot the bill of expensive
infrastructure problems that have evolved from area conditions going back many decades
is not realistic, nor is it fair.

SEWER


New sewer lines must be installed that are adequately sized for capacity to meet current
and future needs and are properly sloped to ensure proper functioning.



They must have regularly scheduled inspections.

UTILITIES


Evaluate replacing the aboveground existing cables at the Corners with underground
cables.
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While they are more expensive than overhead lines at installation, they are uniquely
appropriate for new developments where undergrounding can be accomplished along with
the building of other basic infrastructure sections, according to a report of the Edison Electric
Institute. This is especially true of lines at densely populated sites. According to the Institute,
in 2012 it was “not surprising that nearly all new residential and commercial developments in
the United States are served with underground electrical facilities.”
http://www.eei.org/issuesandpolicy/electricreliability/undergrounding/Pages/default.aspx


Burying power lines makes them less susceptible to severe weather and mitigates
weather-related outages. While reliability benefits will be mitigated because the area
would be fed by overhead lines that would go underground as they approach 4C, if the
plan to allow larger mixed-use buildings is approved, Con Ed may choose to put the
supply underground.



Many environmental benefits for burying lines are cited by proponents. Less exposure to
wildlife is probable. Most benefits often are accrued over a larger area than 4 Corners and
deserve to be studied on an ongoing basis to see if they can apply as technology changes.
Those benefits range from ability to absorb emergency power loads to certain lower
maintenance costs, and if the benefits do apply to 4 Corners, the savings might help
mitigate installation costs.

While reliability benefits likely will be mitigated because the area would be fed by overhead
lines that would go underground as they approach 4C, if the plan to allow larger mixed-use
buildings is approved, Con Ed may choose to put the supply underground.
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ENVIRONMENTAL/OPEN SPACE
A transformed 4 Corners can be a model for sustainability by using these means:


Use energy conservation techniques and green building construction practices, along with
the use of high quality green building materials, doors and window, as well as the proper
utilization of building mass to create shade. Comply with Greenburgh’s “Green Building”
law.



Preserve any environmentally sensitive areas, such as watercourses



Promote green buffers between residential and commercial areas



Create landscaped public space, perhaps courtyards, within the1/8-mile radius of the
intersection, in many of the buildings.



Promote conservation easements within developments



Build sustainable landscaped “refuge” islands on Central Avenue for pedestrians for safety
and streetscape improvement



Promote the use of renewable energy at the site whenever possible. Solar is a natural to
explore given the location.



Use grey water recycling, rain gardens and other recycling initiatives as much as
practicable to support the new landscaped environment, as well as other purposes.



Encourage the use of storm water and other water capture as a means of generating
electricity.



Alleviate vehicular congestion to assist with the transition to a much lower emission
environment and an additional reduction of cumulative CO2 emissions over the coming
decades. Utilize building design guidelines for environmentally sustainable development.



Encourage alternative transportation methods to help reduce the need for cars (bike
rentals, shuttles to the station, etc.)



Install charging stations of electric vehicles, will help the migration to lower emission fuels,
improving air quality and fossil fuel conservation



Create a component of one or more sites for shared, rented vehicles will help cut
congestion.



Move power cables underground to promote energy conservation
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Aesthetics
Drivers on Central Avenue would notice a visual change at 4 Corners because we will:


Design attractive buildings that are consistent with the community character using
modern building materials associated with vibrant mixed-use



Break up the surface planes of the new buildings to create depth and remove the
monotony of unvarying surface facades. Use appropriate setbacks to vary height.



Incorporate enhanced public space, courtyards and pedestrian-friendly elements along
the two corridors, as appropriate



Install street lighting that is attractive and accommodates the intended use of the public
and private space



Create landscaped pedestrian crossings set back from the intersection to enhance the
streetscape, provide greater safety, and enhance mobility.



Create a landscape buffer between residential and commercial area.



Install tree-lined Hartsdale Avenue frontage, along with streetscape furniture (trash
receptacles, benches, planters, etc.)



Bury service and utility lines or locate them underground or behind buildings – not along
the public streetscape



Make parking an aesthetic asset, not a detriment, through creation of off-street attractive
parking structures behind or in the new buildings



Improve the streetscape through the attractive storefronts that now successful merchants
will be able to afford.
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COMMUNITY WELLBEING
Creation of a second hub with strong linkage to the Hartsdale Village/train station district can
accomplish much for the community. It will:


Broaden to the west the downtown quality at the Village that many demographic groups
are finding desirable. 4 Corners will be a walkable “destination” location, where people will
come to live, work and play.



Help make the surrounding neighborhoods great together through connectivity to each
other, anchored at the Corners



Instill local pride that comes with revitalized neighborhoods



Attract other Westchester residents to eat and shop in an attractive and relaxing
environment



Hartsdale will be viewed as a “go to” real estate choice, with diverse and high-quality
housing.



Help create a sense of community identity for Hartsdale and “sense of place “at 4 Corners



Change the reputation of Hartsdale so it is known as a place that encourages, expedites
and helps resource smart development for the sake of its residents and businesses.



Empower Hartsdale residents to become more engaged citizens. If excited to shape the
future of the community, they can become more involved in improving local decisionmaking, creating a shared sense of belonging, and ultimately strengthening the social,
cultural, and economic vibrancy of the hamlet.



Revitalization can tie into the work of the Hartsdale Neighbors Association. The HNA was
been formed in 2016 with one of its goals as generating civic pride, creating a sense of
community, and providing a voice within the Town of Greenburgh for Hartsdale residents
and businesses.
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BENEFITS OF REVITALIZATION
It’s difficult to overstate the expected benefits of revitalization to residents and businesses in
Hartsdale, as well as local tax-payers and students of Greenburgh Central School District (GCSD).
Two benefits stand out: financial and quality of life. The annual, ongoing positive revenue impact
from expected $2.796 million in property taxes will be supplemented by substantial one-time
revenue contribution associated with the building of each structure. And life’s daily destinations
and quality of life amenities will become more accessible and pleasant, particularly for residents,
pedestrians, shoppers, drivers and transit riders.

FINANCIAL BENEFITS
Overall, a zoning change to allow mixed-use at the Corners can be expected to be an exceptional
win-win for government revenue streams, and accordingly, the Greenburgh Central schools. This
revenue capture should significantly strengthen the tax base of Greenburgh, with such a small
addition of school age-children that the school district should come out far ahead in funding.

ANNUALLY RECURRING REAL ESTATE PROPERTY TAX REVENUE
The tax and fiscal benefit in annual real estate taxes for the new buildings alone is substantial.
Preliminary projections show a gain of an additional $2.7 million-plus per year in annual real estate
property tax revenue, with more than $1.4 million of that going to the public schools.
The significant annual financial benefit is due to the higher assessed values of the new buildings.
Mid-rise, newly-built structures will replace the low-rise derelict or partially vacant existing
buildings.
A hypothetical base building and pro forma was used to obtain a preliminary valuation from the
Greenburgh Tax Assessor. On a comparative examination of current versus projected taxes on a
multi-use building containing commercial space and 50 apartments per building, she determined
that a new building can conservatively be valued at least four times as much as current
assessments.
Extrapolated to similar buildings at each of the 4 Corners, with four buildings of 50 apartments in
each, this projection rises to $2.796 million in government revenues with $1.405 million to the
schools. This is a 443.1% increase in property tax revenues from the properties.
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This estimate is based on four buildings of this size being built at the Corners. If the Town agrees
to include properties on Central Avenue adjacent to the Corners in the proposed zone,
Greenburgh would get additional buildings, with an even greater overall tax benefit.
The likelihood is that five or six buildings will be built. With five buildings, the projected increase
is revenues is 513%. With six, it grows to 576%. This greater increase is due to the great variation
in property values as they currently exist. By combining properties, some combinations show a
lower current valuation than others.
Table 1: Assessed Value and Revenue Increases
#
Bdgs

Existing
Buildings

New
Buildings

Increase in
Assessed
Value

% Change
Assessed
Value

Revenue from
New
Buildings

Assessed Value

Assessed
Value

4

$19,723,100

$87,400,000

$67,676,900

443.1%

$2,796,800

5

$21,297,800

$109,250,000

$87,952,200

513.0%

$3,496,000

6

$22,745,600

$131,100,000

$108,354,400

576.4%

$4,195,200

PROJECT-RELATED REVENUE CAPTURE
There is enormous one-time revenue capture through the many one-time fees paid to construct
and permit a building. These can be estimated at $550,000 per building for building permits alone.
Additional fees would be garnered through the site plan process, engineering fees, etc. This can
result in a minimum of $2.2 million in revenue for four buildings, and up to $3.3 million for six
buildings.

ADDITIONAL POSITIVE FINANCIAL IMPACT
Approximately 40% of each of the buildings would likely be retail, commercial and parking spaces.
While these are calculated in the higher tax assessment of each building, there is no strain on
services. The buildings will require fewer town services than single family homes due to private
services such as garbage pick-up.
1. A revitalized 4C will drive economic development. Hartsdale’s revitalization will commence.
Jobs at the buildings will be created. The improved quality of life at 4C and addition of thriving
businesses will positively impact the image of Greenburgh as a “smart growth” municipality,
and show it is not anti-development, as some believe. Over time, this development will better
position the Town to attract more shoppers and more business, adding to tax and other
revenues over time.
© 2018 Inspired Places LLC. All rights reserved.
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2. If local resident, those employed in new businesses and stores at the buildings and others
from the area are attracted to shop in Hartsdale, the Town of Greenburgh, Westchester County
and NY State all gain from the 7.375% sales tax rate.
3. As Greenburgh looks to broaden its sources of tax-rate base, all these revenue sources will add
up and compound over time.

REVENUE TO SCHOOLS OUTSIZES SMALL NUMBER OF SCHOOL-AGED CHILDREN
This review includes significant new research that supplements analysis submitted on April 10,
2018 to the Town Board on the financial and enrollment impact to the school system. Information
in that previous submission is embedded in this iteration for easy reference.
The key take-away remains that the projected impact of expected Greenburgh Central School
District (GCSD) pupil enrollments is small. This has been buttressed via research analyzing actual
public-school enrollment data from recent studies in nearby communities. Under five scenarios,
the small anticipated enrollment increase can be mitigated by the multi-fold, much larger tax
contribution to GCSD.
Further, historical GCSD enrollment data indicate that any increase can be absorbed by the
system. Given both analyses, benefits to GCSD are quite strong.

INTRODUCTION
Concern about how many school-age children will be generated and about the resulting fiscal
impact on the GCSD is understandable. This is especially the case given the misconception that
multifamily rental housing results in a high number of pupils.
To gain perspective, it’s vital to understand the wider environment in which this revitalization
proposal operates. The last decade’s changes in demographics, the resulting changes in housing
preferences by those demographics, and the proposed 4 Corners target market, require a
thoughtful approach to accurately project the number of school age children likely to be
generated. For example, on May 17, 2018, the National Center for Health Statistics reported that
the fertility rate in the U.S. fell to a record low for a second straight year, extending the deep
decline that began in 2008.
Further, it’s important to understand the fact that 24% of children living in the area the district
covers are enrolled in nonpublic schools, and the impact this can have on projections for GCSD
schools.
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4 CORNERS HIGHER TAX ASSESSMENT ALSO BENEFITS SCHOOLS
As previously noted, the preliminary calculations shared with the Greenburgh Tax Assessor
showed that a new building can be valued at least four times and as much as nearly six times as
much as current assessments. With only four buildings built at the immediate Corners, the
projected government revenues are $2.796 million annually, with $1.405 million going to the
schools. This is a 443.1% increase in property tax revenues from the current properties.
Table 2: Assessed Value and Revenue Increase to the School District for 4 Buildings
Existing
Buildings

New
Buildings

Increase

% change

Assessed
value

$19,723,100

$87,400,000

$67,676,900

443.1%

Total taxes

$631,139.20

$2,796,800

$2,165,660.80

443.1%

School taxes

$317,115.95

$1,405,000

$1,088,136.46

443.1%

As seen in Table 1, adding one or two new buildings increases the percentage change in revenues.
No matter how one calculates the number of buildings, each building increases multi-fold the
number of school taxes paid. Moreover, it is exponentially higher than the cost of the expected
addition of students.

PUBLIC-SCHOOL ENROLLMENT INCREASE AND NET FINANCIAL BENEFIT TO SCHOOLS
A cost benefit analysis shows that the financial benefits to the schools outweigh the expected
school expenditures due to pupil enrollment in five scenarios.
The scenarios illustrate the number of potential public-school children that could be added to the
district over the many years it will take for approvals, development and building to occur,
compared to the highest expenditure per student and the potential net benefits to the schools.
To calculate the highest potential school expenditures in each of these scenarios, we evaluated
per student expenditure ratios from NY State Education Department data. In Greenburgh CSD,
educational expenditures for enrolled K-12 students, which are exclusive of State funding and
computed on a per pupil basis, represented an average annual outlay of $36,798 per student.
https://data.nysed.gov/fiscal.php?year=2017&instid=800000035507
Local town planners for Scarsdale, Mamaroneck, Nyack and Tarrytown recommend using relatively
recent, actual data (rather than older, projected numbers) to estimate student generation. This
report follows this recommendation, also adding one older set of projections, the Rutgers
multiplier.
© 2018 Inspired Places LLC. All rights reserved.
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SCENARIO ONE
Based on actual student transport to schools from East Hartsdale Avenue, calculations indicate 2-3
students. This is based on projections of existing multi-family housing, which show a current
number of students currently transported to school from the East Hartsdale Avenue residential
unites to be 23 students from 1851 units, or 1.2% (0.012)

SCENARIO TWO
School children generation numbers for multi-family housing were based on two recent studies of
actual school impact. The first was prepared for a transit-oriented development in Fairfield, Ct.
The comparables used for that study resulted in an overall public-school generation of 0.031
students per unit. A separate study by Robert Galvin, planning official at Nyack and Tarrytown, and
former Village of Mamaroneck planner, of 21 mixed-use predominantly rental, mid-rise transitoriented developments in New Jersey, led to the same generation number of 0.031 public school
students per unit.

SCENARIO THREE
Cleary Consulting’s review of the Village of Pelham, NY for multi-family development near the
train station has shown an actual public-school generation of 0.07 students per unit. This is close
to the 0.076 average of actual school children generation of multifamily developments in the
Village of Mamaroneck for five recent developments.

SCENARIO FOUR
The estimated number of public school students generated by the proposed residential
development was also calculated using the Rutgers University Center for Urban Policy Research
multipliers. These were prepared in 2006 and are based on the 1990s dataset upon which the
2000 Census was built.
Given the proforma buildings for 4 Corners that were shared with the Town of Greenburgh
Assessor, utilizing the Rutgers multiplier of 0.07 for one-bedroom rental units, and the multiplier of
0.16 for the two-bedroom rental units results in a projected population of 19 students. (For
purposes of Rutgers analysis, it is assumed that studio apartments will generate no public-school
students, and therefore, no multiplier is used.)
This scenario is not deemed an accurate predictor any longer. Because this data is based on older
buildings with a mixture of larger units larger than is anticipated in much of today’s development,
is not able to be customized for a given school district enrollment profile and is not modifiable by
current demographic trends or expected occupants of transit-oriented developments like 4
Corners or Freightway in Scarsdale, the Rutgers study frequently no longer is being used by many
municipalities to make projections. ***
This divergence is also true for the 4 Corners vision. It is important to note that even existing
buildings on East Hartsdale Avenue, which produce 0.012 (1.2%) school aged children, are not
© 2018 Inspired Places LLC. All rights reserved.
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considered to be comparable to the anticipated development at 4 Corners, because the existing
buildings are much older (some dating back to the 1928, with 3 of the 5 dedicated rental buildings
dating to 1936 (150/160/170 E. Hartsdale Ave). The “least old” building was constructed in 1988 –
40 years ago. (See Town of Greenburgh Comprehensive Plan 2016 Table 10.17).
Most existing buildings are not as focused on the housing preferences that the new buildings are
anticipated to address: they do not offer the studios desired by younger professionals, and many
existing buildings on the Avenue include a mixture of larger units (2 and 3 bedrooms, some with
dens) that can be attractive to families with school-aged children.
New development at the 4 Corners site will respond to the current market, which calls for lifestyle
amenities intended to attract Baby Boomers (including retirees and empty nesters) and
Millennials. Smaller spaces are congruent with the current market attracting those groups, as
opposed to families with children, which often require more space.

SCENARIO FIVE – RECOMMENDED PROJECTION
Given the targeted demographics that studies show would be attracted to renting at 4 Corners,
there could be a percentage of Millennial residents who could have more school-aged children
than currently live in East Hartsdale apartments. To be conservative, in this scenario we provide a
range that starts at the actual East Hartsdale Avenue multiplier at the lower end and the actual
Pelham and Mamaroneck Village numbers at the high end.
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Table 3: Public-School Student Generation Compared to Net Benefits to Schools
#

Data Set

Scenario & Average
Multiplier Per Unit

1

Actual

2

Actual

3

Actual

4

Projected – Based on 1990s
Data
Recommended
Projection Based on Actuals

East Hartsdale Ave.
Transport Report @ .012
Fairfield, CT,
21 NJ towns @.031
Mamaroneck Village,
Pelham @.07
Rutgers Multiplier @ .07
(1BR) and .16 (2BR)
4 Corners
@ .031- .07

5

Units

Expected
# Pupils

Tax
Benefits to
GCSD

Highest
Potential
Expenditure
to Schools*

Net
Financial
Benefit to
GCSD

200

3

$1,405,000

$110,394

$1,294,606

200

7

$1,405,000

$257,586

$1,147,414

200

14

$1,405,000

$515,172

$889,828

200

19

$1,405,000

$699,162

$705,838

200

7-12

$1,405,000

$257,586 to
$441,576

$963,424 $1,147,414

*Based on $36,798 per student

SUMMARY
As Table Two illustrates, all scenarios show that the tax revenues generated from 4 Corners development will more than cover any costs
to GCSD. Conservatively calculated, the recommended projection shows the schools should gain more than $960,000 up to nearly $1.1
million in net benefit.
These benefits accrue to the school district if four buildings of this size are built at the Corners. The reality is that five to eight buildings
may be built. If this occurs, an even greater financial benefit will accrue to the school district.
Further analysis (below) indicates that even these projections of student expenditure may be overstated, given the high percentage of
Greenburgh students who attend private school.
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SOURCES FOR FIVE SCENARIOS


East Hartsdale Avenue actual data: Based upon an informal survey of the GCSD bus
company, Inspired Places learned that the current number of students transported to school
from the residential units on East Hartsdale Avenue is 23 students from about 1851 units, or
1.2%.



Pelham actual data cited in the recently-published 2018 Village of Scarsdale Report on
Freightway Site Development.



New Jersey actual data of 21 developments is from the “Highland Cross Development
School Age Generation Study,” by Robert Galvin, former planner of Mamaroneck.



Mamaroneck actual data is from “Population, Life cycle and Development impacts on Village
of Mamaroneck School Enrollment, “2016.
http://www.village.mamaroneck.ny.us/Pages/MamaroneckNY_planning/FinalSchoolStudy.pdf



Rutgers projected data: While Rutgers provided widely used data when originally published
in 2006, in recent conversations, town planners for Scarsdale, Mamaroneck, Tarrytown and
Nyack all warn that using Rutgers data today will distort to the high side the number of
projected students.



Econsult Solutions, often hired to analyze potential development impact on public schools,
notes the following, and is similar to these warnings:
“For years, like other practitioners, we have been relying on the multipliers compiled by
Professors Burchell and Listokin from Rutgers University. The main two multipliers used to
estimate occupants’ characteristics are the average household size (AVHH) and school-aged
children (SAC). Each is reported at the state level or multistate region by housing
configurations (categories combining number of bedrooms, building structure, and whether
the unit is rented or owner-occupied). These multipliers were calculated from the Census
Public Use Sample (now Public Use Microdata Sample or PUMS).
The most recent Rutgers multipliers, released in 2006, though, are based on the 2000 PUMS
that is essentially a dataset from the 1990s. People would not consider the beeper to be
representative of mobile phone technology today. The same can be said for the census data
from 1990, for it is not representative of our demographics today. Just as we rejoice in the
improvements in our standards of technology, we must take active steps to improve and
updated our demographic datasets. The standard data used is outdated and disconnected
from the local demographic realities, which has serious repercussions on the estimations
produced. Our world has changed in tremendous ways and the data must reflect these
changes. “
https://econsultsolutions.com/a-new-technique-for-more-accurate-impact-assessment/
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HIGH PERCENTAGE OF STUDENTS ATTENDING NONPUBLIC/PRIVATE SCHOOLS
The actual cost to the public schools may well be substantially lower than the highest expenditure
calculated in Table 2 because of the very percentage of students that are not attending GCSD
schools.
Greenburgh is an attractive housing location for families with school aged children in part because
of the unusual combination of variety and quality of private and parochial school options. This
may be why nearly one-quarter, 24%, of K-12 students residing in GCSD are enrolled in nonpublic
schools, according to NY State’s Education Department’s data on nonpublic school attendance:
541 students in 2017, and an average of 580 students for the past five years.
School Year K-12
Enrollment
2017-2018
2016-2017
2015-2016
2014-2015
2013-2014

Nonpublic School
Enrollment
541
560
579
590
632

% of Total
Not Available
24.4%
24.7%
25.2%
26.9%

http://www.p12.nysed.gov/irs/statistics/nonpublic/home.html.
Many private schools based right in the Town of Greenburgh and in the environs attract a large
number of Greenburgh school age students, including: Solomon Schechter School, Maria Regina
High School, The Masters School, the French American School, Hackley, and Archbishop Stepinac
School. Some of these, as well as other private schools in Westchester not listed here, are ranked at
the top of national lists.
While an estimated ratio of public versus non-public school students expected to be generated by
4 Corners revitalization cannot be definitively projected, based on the substantial private and
parochial school enrollment over time, and the number and reputation of those schools, a
conservative estimate of 24% can be envisioned given the most recent four years’ time in which
both public and non-public numbers are available.
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PUBLIC SCHOOL ENROLLMENT IN GCSD INDICATES CAPACITY TO ADD STUDENTS
The 4 Corners is located within the Greenburgh Central School District. School age students would
attend one of the following four schools, depending upon their grade level.


LEE F. JACKSON SCHOOL Grades K-1



HIGHVIEW SCHOOL 2-3



RICHARD J. BAILEY SCHOOL 4-6



WOODLANDS MIDDLE/HIGH SCHOOL 7-12

GCSD’s percentage enrollment of school aged children (5-17years of age) continues to be low, at
12.4% of the general school district population, compared to other districts: Edgemont is 25.9%;
Ardsley is 18.8% and Scarsdale 26.1%. Westchester overall is 17.2%. censusreporter.org
Similarly, children under the age of 18 are 17.7% of a GCSD general population of 21,327. By
contrast, Scarsdale’s children under 18 are 32.3% of its district’s general population of 18,459 -nearly double. (This data uses the 2015 US census interim projected numbers.)
https://censusreporter.org/profiles/97000US3612720-greenburgh-central-school-district-ny/
Table 4 shows that enrollment in the district has seen a slight decline since its recent peaks in two
years of enrollments 2014-2016 and a larger decline from 2002-2005. Within the past three years,
the most recent high in enrollment was 2015-16, when enrollment was 1.3% higher than 2016-17.
Within the previous 15-year study period, the all-time enrollment high was 2002-03, when it was
8.0% higher than the latest reported year.
These enrollment numbers suggest that there is capacity in the district to absorb the small
number of projected new students. Further, the new students coming to GCSD, would be of
various ages, and accordingly they would be dispersed throughout 12 grade levels, easing
absorbability. On top of this, development at the Corners would occur over a period of years, so
minimal addition can be expected in any given year to any given grade level.
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Table 4: Greenburgh Central School District Enrollment
School Year
2016-2017
2015-2016
2014-2015
2013-2014
2012-2013
2011-2012
2010-2011
2009-2010
2008-2009
2007-2008
2007-2006
2005-2006
2004-2005
2003-2004
2002-2003
2001-2002

Greenburgh CSD K-12
Enrollment
1,734
1,757
1,743
1,715
1,687
1,618
1,630
1,623
1,599
1,661
1,677
1,682
1,795
1,842
1,885
1,877

Years in bold denote those years when the district had higher enrollment than the most recent reported
year, 2016-17. There were six such years, with 2002-03 the all-time high in the period.
Source: New York State Education Department
https://data.nysed.gov/enrollment.php?year=2017&instid=800000035507
Note: These enrollment data are collected as part of NYSED's Student Information Repository System
(SIRS). These counts are as of "BEDS Day”, which is typically the first Wednesday in October.

SUMMARY
Substantial recurring tax revenues generated by 4 Corners development will more than cover the
costs to the GC School district. Enrollment levels in the public schools, relatively high enrollment
levels in the nonpublic schools, and enrollment trends indicate capacity to absorb the small
number of new students expected to enter GCSD schools.
The arithmetic of these components is why so many other municipalities with their eye closely on
school district impact, including those with higher-ranked school districts heavily marketed as
such by local realtors, have moved ahead with revitalization that includes mixed-use multifamily
housing.
Mixed-use housing at 4 Corners provides a significant opportunity to improve the tax base critical
to the education of those children who attend the Greenburgh Central School District.
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A FURTHER CONSIDERATION FOR GREENBURGH
The Joint Center for Housing Studies at Harvard University discusses, in a 2007 paper, the issue of
school age children impact on development of multi-family housing, and the potential resulting
idea that “the best development is no development, “as this wouldn’t burden a school district at
all.
The paper notes: “Such an argument might hold sway among some local residents, but it offers no
help to local and regional planners who are trying to manage current and projected growth in the
most beneficial ways. The issue needs to be framed more broadly. The total number of
schoolchildren in any large region (or for the U.S. as a whole) is surely not determined by the
number and type of housing units available. The question, then, is: where will they be housed and
educated? Whether a jurisdiction chooses to permit multifamily rental housing or not, that
question must still be answered.
It cites a trend that is still continuing: “Beyond that, the latest household projections from the Joint
Center show that households with children under 18 years of age will make up only a small
fraction of the total increase. Specifically, more than 80 percent of the increase in the number of
households from 2005-2015 will come from married couples with no children plus single-person
households. To some extent, therefore, the key issue may not be whether new housing
developments impose a burden on local schools, but rather whether communities will develop
the kind of housing that would attract households without children.”

“Overcoming Opposition to Multifamily Rental Housing” by Mark Obrinsky and Debra Stein, March
2007
NOTE: Inspired Places presented an overview of the proposal at the Greenburgh CSD Board of Education work
session on November 7, 2017 and followed up with the relevant information presented herein and answered
questions in subsequent communications. The School Board is not able to endorse specific development requests.
Since that time, it has not raised any objections to or asked for any further information on these estimates.
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QUALITY OF LIFE BENEFITS
This vision is a vote for improved quality of life in Hartsdale and the 4 Corners surrounding area.
This proposal will transform a congested traffic zone with few shoppers and vacant storefronts
into a revitalized part of the neighborhood that re-establishes the linkage of East and West
Hartsdale Avenues and connects all the surrounding neighborhoods to each other. Well-designed
buildings harmonious with the community that include public space and setbacks from property
lines that allow for greenery will create a suburban neighborhood and a bustling downtown feel.
By focusing the right way on community mobility, life’s daily destinations and amenities will
become more accessible and pleasant, particularly for pedestrians, shoppers and transit riders.
The intersection would offer crosswalks set back at a safe distance, to make crossing Central easier
and safer, add greenery and dedicated vehicle turning lanes onto Central Avenue to ease
vehicular congestion.
New sidewalks would connect East and West Hartsdale Avenue neighborhoods, and finally would
give those families in the West Hartsdale Avenue neighborhoods a pedestrian friendly connection
to the Corners, Hartsdale Village and the train station. By adding parking structures, shoppers with
or without children in tow can better gain access to thriving retailers. By adding residential life at
the Corners, and providing better access for the adjoining neighborhoods, we would create the
sense of a thriving neighborhood.
The schools will benefit because annual tax and other revenues accruing from the development
will bring an annual project tax revenue increase over one million dollars compared to current
taxes.
The Corners will be a second Hartsdale center, a hub of activity, with restaurants, shops and more
within walking distance of the train station. It will be an anchor development that will be a point
of pride and add to quality of life and business in Hartsdale and greater Greenburgh.
And both the gain in resident pride for their Town, as well as the reputation improvement the
Town would achieve because of its demonstrated ability to revitalize a key business area, would
be priceless.
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OTHER MUNICIPALITIES NEARBY ARE REVITALIZING
Strong, visible action is coming from many town governments based on a vision like the one
presented here for 4 Corners: to offer more open and flexible multi-use space that is within
walking distance of restaurants, shopping, and mass transit. This is being used as the basis to
obtain grants and other funding.
“A Flurry of Development Hits Westchester” feature in the NY Times (8.8.17) features some
municipalities “taking advantage” of New York City’s high-priced housing crunch. “In a flurry of
activity, developers are adding apartments, stores, restaurants, theaters and even a brewery to
Mount Vernon, New Rochelle and Yonkers, where local leaders are embracing aggressive growth
policies,” the Times writes.
This development is their strategic growth play to the present and the future: the belief that
young talent will “bring life, vibrancy and revenues to local downtowns and bolster the future as
they marry, have families and buy homes a few years down the road,” according to LoHud
(4.14.17)
This redefinition is “The New Suburbia,” according to the NY Times (12.18.16). In Westchester
County, concerned with high housing demand, the construction of space efficient apartments is
another step towards moderating the cost of housing and addressing a highly visible housing
problem. The following examples are illustrative; the list is not comprehensive.

SCARSDALE
Freightway Site

www.scarsdale.com/fw



Vision to redevelop 2.38-acre site by Metro North railroad (including air rights over tracks)



11-month Village-funded study; report deliv in February 2018



Village-owned property to be a revenue producer for the municipality



Future RFP to be issued to solicit developer interest



Emanates from Comprehensive Plan: citizen recommendations go back to 1966



Compares to similar vision for 4C: walkable, mixed-use apartment development near transit

TUCKAHOE
Tuckahoe’s revitalization was featured in local media and a recent NY Times article, “Tuckahoe: An
Affordable Village with Growth on the Horizon.” The Times article notes the desire of Millennials
to move to the town and rent, making the market “hot.” It cites two new construction projects, a
19-unit luxury complex and a Marriot in a former industrial corridor, as well as feature small
neighborhood shops and restaurants nearby as well as the walkability of the village.
https://www.nytimes.com/2017/12/27/realestate/tuckahoe-ny-an-affordable-village-with-growth-onthe-horizon.html
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http://www.lohud.com/story/money/business/2016/10/03/westchester-hotel-construction/90692286/
” Quarry Place, a luxury rental apartment complex at 64 Midland Place, opened in 2016 and
features one bedroom-one bath combos and two bedroom-two baths (some with dens) that are
amenity rich. http://quarryplaceattuckahoe.com/

YONKERS
Multiple projects are underway under the “Generation Yonkers “economic development
campaign— from bringing in arts to the community to "day-lighting" the Saw Mill River. Many
development companies are constructing rental apartment complexes there to attract Millennials
and others: over the next eight years they are looking at releasing 4,000 (units) of new housing.
The city has invested in economic development to turn around their past reputation as a place
with big city problems and is succeeding. https://yonkersdowntown.com/live/ The NY Times
featured the downtown, attracting Millennials, as “A Cleaner, Greener Place to Call Home.”
https://www.nytimes.com/2017/07/19/realestate/downtown-yonkers-a-cleaner-greener-place-to-callhome.html
330 rental apartment units at “River Tides at Greystone” opened in May promoting luxury in a
“resort style rental” building overlooking the Hudson and the Palisades and near the Metro-North
Greystone station. https://www.apartmentguide.com/apartments/New-York/Yonkers/River-Tides-atGreystone/100033471/ This is one of many complexes.
One building started leasing 50 micro-apartments and 50 loft apartments this year to young
professionals and empty-nesters looking for a stylish home in a a dense, downtown location with
short commutes to Manhattan. The concept is to create smaller apartments complemented by
ample common space, so residents have space to congregate and hang out in a lifestyle building
that sits one block away from Metro-North's Yonkers station.
http://www.lohud.com/story/marketplace/real-estate/yonkers/2017/03/15/micro-apartmentsyonkers/98913780/
Joining them are the Modera Hudson Riverfront, a 324 rental -unit project, and, near Van der Donck
Park, is Larkin Plaza, which will consist of two towers with 440 rentals and a two-story retail
structure.
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WHITE PLAINS
The city is embarking on its long-term plans for its TransCenter, essentially a development zone
that is a gateway to White Plains and improves commutes and connects the transit area to other
parts of the city. About $2 billion in new construction has been anticipated hoping to reshape the
downtown and add 2,00 units of housing, according to the NY Times. The city also partnered with
Westchester County, the Metropolitan Transportation Authority (and Metro North Railroad), the
state Department of Transportation, White Plains Hospital and the Battle Hill Neighborhood
Association.
https://www.nytimes.com/2015/12/23/realestate/reviving-downtown-white-plains-with-new-placesto-live-andlinger.html?action=click&contentCollection=Business%20Day&pgtype=imageslideshow&module=Rel
atedArticleList&region=CaptionArea&version=SlideCard-1
http://www.lohud.com/story/news/local/westchester/white-plains/2016/12/12/white-plains-transitdistrict/95344758/

NEW ROCHELLE
“Pro-development leadership also seems to be helping redevelopment efforts. In December 2015,
the city, which sits on the Long Island Sound, rezoned 279 acres, including most of its commercial
areas, to encourage taller construction…Since those rules were changed, 13 projects, with 1,633
apartments and 115,000 square feet of commercial and retail space, have been approved for the
downtown,” according to the NY Times.
https://www.nytimes.com/2017/08/08/realestate/commercial/westchester-development.html
The city is playing to its diversity and culture and is building on its ongoing downtown
development to create a walkable community. Access to NYC, especially easy rail access, is seen as
its best asset.
http://www.lohud.com/story/news/local/westchester/2017/04/14/westchester-mayorsmillennial/100414106/
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HOW COMMUNITIES ARE FUNDING REVITALIZATION
Numerous entities are finding ways to fund revitalization and infrastructure problems.
Public/private partnerships are important. But for areas like 4 Corners with problems that are
caused by and extend to areas well beyond the Corners, they often are not enough.
Developing and funding their own economic development initiatives, is key. Yonkers is the most
visible model. These often are used as a basis to apply for grants.
New York State grants are numerous. In 2017 the New York State’s Regional Economic
Development Councils program provided substantial grants for nearly two-dozen projects that
went to local governments and projects. Some towns and cities clearly aggressive in applying for
these funds: Port Chester (more than $3 million for several projects) and New Rochelle (more than
$1.8 million) stand out. Additionally, many smaller projects in Rye, Cortland, Ossining, and villages
in the incorporated Greenburgh towns have been funded, often in six-figure amounts.
Revitalization grants also are available through NY State. Kingston just received the annual NY
State Mid-Hudson Region Downtown Revitalization Initiative Grant of $10million. This state
program, like many others, look for demonstrations of town commitment, past public investment
and potential private investment to show that future NYS investment will be leveraged.
Private grants for related community development also may be possible through entities such as
the Orton Family Foundation. (www.orton.org).
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SECTION 2
MEETINGS AND ACKNOWLEDGEMENTS
Much appreciation goes to the Town of Greenburgh officials, Hartsdale citizens, property owners,
business owners, and realtors, as well others noted below, who have provided their thoughts and
time during the visioning process. We especially acknowledge and thank those who participated
in the following meetings.


Town of Greenburgh
Paul Feiner, Town Supervisor
Edye McCarthy, Town Assessor
Garrett Duquesne
Commissioner, Community Development & Conservation
Victor Carosi, Deputy Commissioner of DPW
Members, Engineering Department
Hartsdale Community Police Officer Department
Ed Rush, Chief of Hartsdale Fire Department
Town Board (Work Session)



Dec. 12, 2017
Nov. 2017
Aug. 2017 - Onward
(Multiple Dates)
Apr. 3, 2018
Apr. 3, 2018
Apr. 3, 2018
Apr. 25, 2018
Apr. 10, 2018

Community
The HNA (Hartsdale Neighbors Association)
•

4 Corners Committee

•

HNA Leadership Committee

• HNA Public Meeting: (See “note “below)
Greenburgh CSD Board of Education & Superintendent
Hartsdale Public Parking District, Commissioner & Board


Sep. 2017
Oct. 2, 2017
Oct. 10, 2017
Nov. 7, 2017
Jan. 22. 2018

Others in the Community and Area
Victor Benel, Aries Deitch & Endelson Realty
Filomena R. Stern, Houlihan Lawrence Realty
Tuckahoe Village Administrator David Burke
Dean Nugent, MJ Pastor Realty

Sep. 20, 2017
Sep. 21, 2017
Feb. 14, 2018
Feb. 15, 2018

Note:
On October 10, 2017 the HNA hosted a meeting on revitalizing 4 Corners, at which Inspired Places
LLC presented the basis for revitalization and received strong support.
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MEDIA COVERAGE
Media coverage on the 4 Corners revitalization is listed beginning August 2017 up to April 2018.
The time period spans the beginning of Inspired Places LLC representation of property owners,
and the establishment of Hartsdale Neighbors Association (HNA) sub-committee on 4 Corners,
and extends past the Town Board work session on April 10, 2018.

NEWS MEDIA
All items are in print editions unless otherwise noted:
Scarsdale Inquirer “Neighbors Association Reviews Four Corners” Front Page
Journal News “Hartsdale Residents Want Revitalized 4 Corners: Online & Video
Journal News “Hartsdale Residents Want Revitalized 4 Corners”
Front Page
Scarsdale Inquirer “Hartsdale Residents Hear 4 Corners Pitch”
Journal News “Four Corners Plan Closer to Reality” Front page
Scarsdale Inquirer “School Board Contemplates Four Corners”
Scarsdale Inquirer “Neighbors Circulate 4 Corners Petition”
Scarsdale Inquirer “Four Corners Gets April Date with Town Board
Scarsdale Inquirer “Town Board Hears Four Corners Pitch” Front Page
Westchester Business Journal “Hartsdale Landlords, Residents Push New Vision
For Struggling 4 Corners”

Aug. 25, 2017
Oct. 24, 2017
Oct. 24, 2017
Nov. 2, 2017
Dec. 11, 2017
Dec. 15, 2017
Jan. 5, 2018
Mar. 16, 2018
Apr. 13, 2018
Apr. 30, 2018

ADDITIONAL DIGITAL MEDIA
HARTSDALE NEIGHBORS ASSOCIATION MEDIA
Website’s home page and 4 Corners section: numerous postings and ongoing updates
http://hartsdaleneighbors.org/wp/4corners/
http://hartsdaleneighbors.org
http://hartsdaleneighbors.org/wp/4c-petition Petition to Revitalize the Four Corners Area/
HNA Facebook Page
https://www.facebook.com/hartsdaleneighbors

Mar. 24, 2018

OTHER MEDIA
Nextdoor.com News “4 Corners Revitalization Update from HNA”
Mar. 25, Mar. 29, Apr. 4, 2018
The Examiner News.com “Multi-us zoning with Residential: A Vision for Hartsdale
Apr. 24, 2018
Westfair (Business Journal) “Hartsdale Landlords, Residents Push New Vision
Apr. 26, 2018
For Struggling 4 Corners”
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Full Environmental Assessment Form
Part 1 - Project and Setting
Instructions for Completing Part 1
Part 1 is to be completed by the applicant or project sponsor. Responses become part of the application for approval or funding,
are subject to public review, and may be subject to further verification.
Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully respond to
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist,
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to
update or fully develop that information.
Applicants/sponsors must complete all items in Sections A & B. In Sections C, D & E, most items contain an initial question that
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow. If the
answer to the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any
additional information. Section G requires the name and signature of the project sponsor to verify that the information contained in
Part 1is accurate and complete.
A. Project and Sponsor Information.
Name of Action or Project:
4 Corners Study Area (Comprehensive Plan Supplement)

Project Location (describe, and attach a general location map):
District surrounding intersection of East Hartsdale Avenue, West Hartsdale Avenue and Central Avenue, Town of Greenburgh

Brief Description of Proposed Action (include purpose or need):
Preparation of a Comprehensive Plan Supplement related to the Hartsdale 4 Corners Study Area including the potential for new mixed-use, mid-rise
development. All subsequent references to a specific project are speculative, as a subsequent SEQRA process associated with any potential rezone will
identify proposed maximum build outs.

Name of Applicant/Sponsor:

Telephone:

Inspired Places, LLC on behalf of certain property owners within the 4 Corners area.

914-428-9834

E-Mail: CBroda@CBrodaArchitect.com

Address: 89 Jane Street
City/PO: Hartsdale

State:

Project Contact (if not same as sponsor; give name and title/role):

Telephone: 914-428-9834

Christine H. Broda & Patrice Ingrassia

NY

Zip Code:

E-Mail: CBroda@CBrodaArchitect.com

Address:
89 Jane Street

City/PO:
Hartsdale

Property Owner (if not same as sponsor):

State:

Zip Code:

NY

10530

Telephone:

Hartsdale Properties, LLC / Chen Corporation

E-Mail:

Address:
City/PO:

State:
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Zip Code:

10530

B. Government Approvals
B. Government Approvals, Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial
assistance.)
Government Entity
a. City Council, Town Board, ✔
9 Yes 9 No
or Village Board of Trustees
b. City, Town or Village
9 Yes 9 No
✔
Planning Board or Commission
c. City Council, Town or
9 Yes 9 No
Village Zoning Board of Appeals
d. Other local agencies
9 Yes ✔
9 No
e. County agencies

9 Yes 9 No
✔

f. Regional agencies

9 Yes ✔
9 No

g. State agencies

✔
9 Yes 9 No

h. Federal agencies

9 Yes ✔
9 No

If Yes: Identify Agency and Approval(s)
Required
Comprehensive Plan Supplement

Application Date
(Actual or projected)
May 2018

Recommendation to Planning Board

Westchester Planning Department

NYSDOT

i. Coastal Resources.
i. Is the project site within a Coastal Area, or the waterfront area of a Designated Inland Waterway?
ii. Is the project site located in a community with an approved Local Waterfront Revitalization Program?
iii. Is the project site within a Coastal Erosion Hazard Area?

9 Yes ✔
9 No
9 Yes ✔
9 No
9 Yes ✔
9 No

C. Planning and Zoning
C.1. Planning and zoning actions.
Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the
only approval(s) which must be granted to enable the proposed action to proceed?
• If Yes, complete sections C, F and G.
• If No, proceed to question C.2 and complete all remaining sections and questions in Part 1

9 Yes ✔
9 No

C.2. Adopted land use plans.
✔
a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site
9 Yes 9 No
where the proposed action would be located?
If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action
9 Yes ✔
9 No
would be located?
b. Is the site of the proposed action within any local or regional special planning district (for example: Greenway
9 Yes 9 No
✔
Brownfield Opportunity Area (BOA); designated State or Federal heritage area; watershed management plan;
or other?)
If Yes, identify the plan(s):
_______________________________________________________________________________________________________
4 Corners Study Area, Town of Greenburgh Comprehensive Plan, adopted 9/20/2016
________________________________________________________________________________________________________
________________________________________________________________________________________________________

c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, 9 Yes ✔
9 No
or an adopted municipal farmland protection plan?
If Yes, identify the plan(s):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
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C.3. Zoning
a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance.
9 Yes 9 No
✔
If Yes, what is the zoning classification(s) including any applicable overlay district?
_________________________________________________________________________________________________________
CA - Central Avenue (primary), R-7.5 & R-10 (secondary)
_________________________________________________________________________________________________________
b. Is the use permitted or allowed by a special or conditional use permit?

9 Yes ✔
9 No

✔
c. Is a zoning change requested as part of the proposed action?
9 Yes 9 No
If Yes,
Mixed-use and commercial / retail (Future and separate action)
i. What is the proposed new zoning for the site? ___________________________________________________________________

C.4. Existing community services.
a. In what school district is the project site located?

________________________________________________________________
Greenburgh Central School District

b. What police or other public protection forces serve the project site?
_________________________________________________________________________________________________________
Town of Greenburgh Police
c. Which fire protection and emergency medical services serve the project site?
__________________________________________________________________________________________________________
Hartsdale Fire District
d. What parks serve the project site?
__________________________________________________________________________________________________________
Hart's Brook Park & Preserve, Ridge Road Park, Webb Field
__________________________________________________________________________________________________________
D. Project Details
D.1. Proposed and Potential Development
a. What is the general nature of the proposed action (e.g., residential, industrial, commercial, recreational; if mixed, include all
components)? Low to mid-rise mixed-use with residential, commercial, retail and public spaces
_________________________________________________________________________________________________________
b. a. Total acreage of the site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?

15. 020 acres
_____________
10 -15.020 acres
_____________

_____________ acres

c. Is the proposed action an expansion of an existing project or use?
9 Yes ✔
9 No
i. If Yes, what is the approximate percentage of the proposed expansion and identify the units (e.g., acres, miles, housing units,
Units: ____________________
square feet)? % ____________________
✔ No
d. Is the proposed action a subdivision, or does it include a subdivision?
9 Yes 9
If Yes,
i. Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types)
________________________________________________________________________________________________________
ii. Is a cluster/conservation layout proposed?
9 Yes 9
✔ No
iii. Number of lots proposed? ________
iv. Minimum and maximum proposed lot sizes? Minimum __________ Maximum __________

e. Will proposed action be constructed in multiple phases?
9 Yes 9 No
✔
_____ months
i. If No, anticipated period of construction:
ii. If Yes:
5-6
• Total number of phases anticipated
_____
2020 year
9 month _____
• Anticipated commencement date of phase 1 (including demolition)
_____
9
2025
• Anticipated completion date of final phase
_____ month _____year
• Generally describe connections or relationships among phases, including any contingencies where progress of one phase may
determine timing or duration of future phases: _______________________________________________________________
____________________________________________________________________________________________________
Potential phases: Demolition, Public improvements, Phased redevelopment
____________________________________________________________________________________________________
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f. Does the project include new residential uses?
If Yes, show numbers of units proposed.
Two Family
One Family
Initial Phase
At completion
of all phases

✔
9 Yes 9 No

Three Family

Multiple Family (four or more)

___________

___________

____________

TBD
________________________

___________

___________

____________

TBD
________________________

g. Does the proposed action include new non-residential construction (including expansions)?
If Yes,
i. Total number of structures ___________
TBD
ii. Dimensions (in feet) of largest proposed structure: ________height; ________width; and _______ length
iii. Approximate extent of building space to be heated or cooled: ______________________ square feet

9 Yes 9 No
✔

h. Does the proposed action include construction or other activities that will result in the impoundment of any
9 Yes 9 No
✔
liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other storage?
If Yes,
Retention ponds for stormwater management as needed
i. Purpose of the impoundment: ________________________________________________________________________________
9 Ground water 9 Surface water streams ✔
9 Other specify:
ii. If a water impoundment, the principal source of the water:
Stormwater runoff
_________________________________________________________________________________________________________
iii. If other than water, identify the type of impounded/contained liquids and their source.
_________________________________________________________________________________________________________
iv. Approximate size of the proposed impoundment.
Volume: ____________
TBD million gallons; surface area: ____________
5 to 10 acres
TBD length
v. Dimensions of the proposed dam or impounding structure:
________
TBD height; _______
vi. Construction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete):
________________________________________________________________________________________________________
TBD
D.2. Project Operations
a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both? ✔
9 Yes 9 No
(Not including general site preparation, grading or installation of utilities or foundations where all excavated
materials will remain onsite)
If Yes:
i .What is the purpose of the excavation or dredging? _______________________________________________________________
Create foundations, possible underground parking
ii. How much material (including rock, earth, sediments, etc.) is proposed to be removed from the site?
• Volume (specify tons or cubic yards): ____________________________________________
TBD
• Over what duration of time? ____________________________________________________
TBD
iii. Describe nature and characteristics of materials to be excavated or dredged, and plans to use, manage or dispose of them.
________________________________________________________________________________________________________
________________________________________________________________________________________________________
iv. Will there be onsite dewatering or processing of excavated materials?
9 Yes 9 No
✔
If yes, describe. ___________________________________________________________________________________________
Unknown but some groundwater expected.
________________________________________________________________________________________________________
TBD
v. What is the total area to be dredged or excavated? _____________________________________acres
vi. What is the maximum area to be worked at any one time? _______________________________
1 - 2 acres
vii. What would be the maximum depth of excavation or dredging? __________________________
TBD feet
viii. Will the excavation require blasting? TBD
9 Yes 9 No
ix. Summarize site reclamation goals and plan: _____________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment
9 Yes 9 No
✔
into any existing wetland, waterbody, shoreline, beach or adjacent area?
If Yes:
i. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic
description): ______________________________________________________________________________________________
Existing waterbody adjacent to site,
_________________________________________________________________________________________________________
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ii. Describe how the proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or
alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres:
_________________________________________________________________________________________________________
Potentially improve the capacity and water quality.
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
iii. Will proposed action cause or result in disturbance to bottom sediments?
9 Yes ✔
9 No
If Yes, describe: __________________________________________________________________________________________
iv. Will proposed action cause or result in the destruction or removal of aquatic vegetation?
9 Yes ✔
9 No
If Yes:
• acres of aquatic vegetation proposed to be removed: ___________________________________________________________
• expected acreage of aquatic vegetation remaining after project completion:________________________________________
• purpose of proposed removal (e.g. beach clearing, invasive species control, boat access): ____________________________
____________________________________________________________________________________________________
• proposed method of plant removal: ________________________________________________________________________
• if chemical/herbicide treatment will be used, specify product(s): _________________________________________________
v. Describe any proposed reclamation/mitigation following disturbance: _________________________________________________
_________________________________________________________________________________________________________
c. Will the proposed action use, or create a new demand for water?
9 Yes 9 No
✔
If Yes:
i. Total anticipated water usage/demand per day: __________________________
TBD gallons/day
ii. Will the proposed action obtain water from an existing public water supply?
9 Yes 9 No
✔
If Yes:
Consolidated Water District
• Name of district or service area: Greenburgh
_________________________________________________________________________
• Does the existing public water supply have capacity to serve the proposal?
9 Yes 9 No
✔
✔
• Is the project site in the existing district?
9 Yes 9 No
• Is expansion of the district needed?
9 Yes ✔
9 No
✔
• Do existing lines serve the project site?
9 Yes 9 No
iii. Will line extension within an existing district be necessary to supply the project?
9 Yes 9
✔ No
If Yes:
• Describe extensions or capacity expansions proposed to serve this project: ________________________________________
____________________________________________________________________________________________________
• Source(s) of supply for the district: ________________________________________________________________________
iv. Is a new water supply district or service area proposed to be formed to serve the project site?
9 Yes ✔
9 No
If, Yes:
• Applicant/sponsor for new district: ________________________________________________________________________
• Date application submitted or anticipated: __________________________________________________________________
• Proposed source(s) of supply for new district: _______________________________________________________________
v. If a public water supply will not be used, describe plans to provide water supply for the project: ___________________________
_________________________________________________________________________________________________________
vi. If water supply will be from wells (public or private), maximum pumping capacity: _______ gallons/minute.
✔
d. Will the proposed action generate liquid wastes?
9 Yes 9 No
If Yes:
i. Total anticipated liquid waste generation per day: _______________
TBD gallons/day
ii. Nature of liquid wastes to be generated (e.g., sanitary wastewater, industrial; if combination, describe all components and
approximate volumes or proportions of each): __________________________________________________________________
_________________________________________________________________________________________________________
Sanitary wastewater
_________________________________________________________________________________________________________
iii. Will the proposed action use any existing public wastewater treatment facilities?
9 Yes 9 No
✔
If Yes:
•
Name of wastewater treatment plant to be used: _____________________________________________________________
Sewer District
•
Name of district: Hartsdale
______________________________________________________________________________________
•
Does the existing wastewater treatment plant have capacity to serve the project?
9 Yes 9 No
✔
•
Is the project site in the existing district?
9 Yes 9 No
✔
•
Is expansion of the district needed?
9 Yes ✔
9 No
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•
•

Do existing sewer lines serve the project site?
9 Yes 9 No
✔
Will line extension within an existing district be necessary to serve the project?
9 Yes ✔
9 No
If Yes:
• Describe extensions or capacity expansions proposed to serve this project: ____________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
iv. Will a new wastewater (sewage) treatment district be formed to serve the project site?
9 Yes ✔
9 No
If Yes:
•
Applicant/sponsor for new district: ____________________________________________________________________
•
Date application submitted or anticipated: _______________________________________________________________
•
What is the receiving water for the wastewater discharge? __________________________________________________
v. If public facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed
receiving water (name and classification if surface discharge, or describe subsurface disposal plans):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
vi. Describe any plans or designs to capture, recycle or reuse liquid waste: _______________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
e. Will the proposed action disturb more than one acre and create stormwater runoff, either from new point
9 Yes 9 No
✔
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point
source (i.e. sheet flow) during construction or post construction?
If Yes:
i. How much impervious surface will the project create in relation to total size of project parcel?
TBD Square feet or _____
TBD acres (impervious surface)
_____
TBD Square feet or _____
TBD acres (parcel size)
_____
Buildings, parking, patios & walkways
ii. Describe types of new point sources. __________________________________________________________________________
_________________________________________________________________________________________________________
iii. Where will the stormwater runoff be directed (i.e. on-site stormwater management facility/structures, adjacent properties,
groundwater, on-site surface water or off-site surface waters)?
________________________________________________________________________________________________________
TBD
________________________________________________________________________________________________________
• If to surface waters, identify receiving water bodies or wetlands: ________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
• Will stormwater runoff flow to adjacent properties?
9 Yes 9 No
iv. Does proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater?
9 Yes 9 No
f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel
9 Yes ✔
9 No
combustion, waste incineration, or other processes or operations?
If Yes, identify:
i. Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles)
_________________________________________________________________________________________________________
ii. Stationary sources during construction (e.g., power generation, structural heating, batch plant, crushers)
________________________________________________________________________________________________________
iii. Stationary sources during operations (e.g., process emissions, large boilers, electric generation)
________________________________________________________________________________________________________
g. Will any air emission sources named in D.2.f (above), require a NY State Air Registration, Air Facility Permit,
or Federal Clean Air Act Title IV or Title V Permit?
If Yes:
i. Is the project site located in an Air quality non-attainment area? (Area routinely or periodically fails to meet
ambient air quality standards for all or some parts of the year)
ii. In addition to emissions as calculated in the application, the project will generate:
• ___________Tons/year (short tons) of Carbon Dioxide (CO2)
• ___________Tons/year (short tons) of Nitrous Oxide (N2O)
• ___________Tons/year (short tons) of Perfluorocarbons (PFCs)
• ___________Tons/year (short tons) of Sulfur Hexafluoride (SF6)
• ___________Tons/year (short tons) of Carbon Dioxide equivalent of Hydroflourocarbons (HFCs)
• ___________Tons/year (short tons) of Hazardous Air Pollutants (HAPs)
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9 Yes ✔
9 No
9 Yes ✔
9 No

h. Will the proposed action generate or emit methane (including, but not limited to, sewage treatment plants,
9 Yes ✔
9 No
landfills, composting facilities)?
If Yes:
i. Estimate methane generation in tons/year (metric): ________________________________________________________________
ii. Describe any methane capture, control or elimination measures included in project design (e.g., combustion to generate heat or
electricity, flaring): ________________________________________________________________________________________
_________________________________________________________________________________________________________
i. Will the proposed action result in the release of air pollutants from open-air operations or processes, such as
9 Yes ✔
9 No
quarry or landfill operations?
If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust):
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
j. Will the proposed action result in a substantial increase in traffic above present levels or generate substantial
9 Yes 9 No
✔
new demand for transportation facilities or services?
If Yes:
 Evening
Weekend
i. When is the peak traffic expected (Check all that apply): 
✔ Morning
✔
✔
TBD
 Randomly between hours of __________
to ________.
ii. For commercial activities only, projected number of semi-trailer truck trips/day: _______________________
iii. Parking spaces:
Existing _____________
Proposed ___________
Net increase/decrease _____________
TBD
TBD
iv. Does the proposed action include any shared use parking?
9 Yes 9 No
✔
v. If the proposed action includes any modification of existing roads, creation of new roads or change in existing access, describe:
________________________________________________________________________________________________________
Potential lane widening, improving safety & capacity.
________________________________________________________________________________________________________
________________________________________________________________________________________________________
vi. Are public/private transportation service(s) or facilities available within ½ mile of the proposed site?
9 Yes 9 No
✔
vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric
9 Yes 9 No
✔
or other alternative fueled vehicles?
9 Yes 9 No
viii. Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing
✔
pedestrian or bicycle routes?
k. Will the proposed action (for commercial or industrial projects only) generate new or additional demand
9 Yes 9 No
✔
for energy?
If Yes:
i. Estimate annual electricity demand during operation of the proposed action: ____________________________________________
TBD
_________________________________________________________________________________________________________
ii. Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via grid/local utility, or
other):
________________________________________________________________________________________________________
Local utility
iii. Will the proposed action require a new, or an upgrade to, an existing substation?
9 Yes 9 No

TBD

l. Hours of operation. Answer all items which apply.
i. During Construction:
TBD
• Monday - Friday: _________________________
• Saturday: ________________________________
• Sunday: _________________________________
• Holidays: ________________________________

ii. During Operations:
TBD
•
Monday - Friday: ____________________________
TBD
•
Saturday: ___________________________________
TBD
•
Sunday: ____________________________________
TBD
•
Holidays: ___________________________________
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✔
m. Will the proposed action produce noise that will exceed existing ambient noise levels during construction,
9 Yes 9 No
operation, or both?
If yes:
i. Provide details including sources, time of day and duration:
_______________________________________________________________________________________________________
TBD
_______________________________________________________________________________________________________
9 Yes ✔
9 No
ii. Will proposed action remove existing natural barriers that could act as a noise barrier or screen?
Describe: _________________________________________________________________________________________________
_________________________________________________________________________________________________________

n.. Will the proposed action have outdoor lighting?
9 Yes 9 No
✔
If yes:
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures:
_________________________________________________________________________________________________________
TBD
_________________________________________________________________________________________________________
ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen?
9 Yes ✔
9 No
Describe: _________________________________________________________________________________________________
_________________________________________________________________________________________________________
o. Does the proposed action have the potential to produce odors for more than one hour per day?
9 Yes ✔
9 No
If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest
occupied structures: ______________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
p. Will the proposed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons)
9 Yes ✔
9 No
or chemical products 185 gallons in above ground storage or any amount in underground storage?
If Yes:
i. Product(s) to be stored ______________________________________________________________________________________
ii. Volume(s) ______ per unit time ___________ (e.g., month, year)
iii. Generally describe proposed storage facilities: ___________________________________________________________________
________________________________________________________________________________________________________
q. Will the proposed action (commercial, industrial and recreational projects only) use pesticides (i.e., herbicides,
9 Yes ✔
9 No
insecticides) during construction or operation?
If Yes:
i. Describe proposed treatment(s):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
ii. Will the proposed action use Integrated Pest Management Practices?
9 Yes 9 No
r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal ✔
9 Yes 9 No
of solid waste (excluding hazardous materials)?
If Yes:
i. Describe any solid waste(s) to be generated during construction or operation of the facility:
TBD tons per ________________ (unit of time)
• Construction: ____________________
TBD tons per ________________ (unit of time)
• Operation : ____________________
ii. Describe any proposals for on-site minimization, recycling or reuse of materials to avoid disposal as solid waste:
• Construction: ________________________________________________________________________________________
TBD
____________________________________________________________________________________________________
• Operation: __________________________________________________________________________________________
TBD
____________________________________________________________________________________________________
iii. Proposed disposal methods/facilities for solid waste generated on-site:
• Construction: ________________________________________________________________________________________
TBD
____________________________________________________________________________________________________
TBD
• Operation: __________________________________________________________________________________________
____________________________________________________________________________________________________
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s. Does the proposed action include construction or modification of a solid waste management facility?
9 Yes ✔
9 No
If Yes:
i. Type of management or handling of waste proposed for the site (e.g., recycling or transfer station, composting, landfill, or
other disposal activities): ___________________________________________________________________________________
ii. Anticipated rate of disposal/processing:
• ________ Tons/month, if transfer or other non-combustion/thermal treatment, or
• ________ Tons/hour, if combustion or thermal treatment
iii. If landfill, anticipated site life: ________________________________ years
t. Will proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardous
9 Yes ✔
9 No
waste?
If Yes:
i. Name(s) of all hazardous wastes or constituents to be generated, handled or managed at facility: ___________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
ii. Generally describe processes or activities involving hazardous wastes or constituents: ___________________________________
_________________________________________________________________________________________________________
________________________________________________________________________________________________________
iii. Specify amount to be handled or generated _____ tons/month
iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents: ____________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
v. Will any hazardous wastes be disposed at an existing offsite hazardous waste facility?
9 Yes 9 No
If Yes: provide name and location of facility: _______________________________________________________________________
________________________________________________________________________________________________________
If No: describe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
E. Site and Setting of Proposed Action
E.1. Land uses on and surrounding the project site
a. Existing land uses.
i. Check all uses that occur on, adjoining and near the project site.
9 Urban
9 Industrial ✔
9 Commercial ✔
9 Residential (suburban) 9 Rural (non-farm)
9 Forest 9 Agriculture 9 Aquatic
9 Other (specify): ____________________________________
ii. If mix of uses, generally describe:
__________________________________________________________________________________________________________
Commercial / retail with residential above.
__________________________________________________________________________________________________________
b. Land uses and covertypes on the project site.

•
•
•
•
•
•
•
•

Land use or
Covertype
Roads, buildings, and other paved or impervious
surfaces
Forested
Meadows, grasslands or brushlands (nonagricultural, including abandoned agricultural)
Agricultural
(includes active orchards, field, greenhouse etc.)
Surface water features
(lakes, ponds, streams, rivers, etc.)
Wetlands (freshwater or tidal)
Non-vegetated (bare rock, earth or fill)

Current
Acreage

Acreage After
Project Completion

Change
(Acres +/-)

TBD

TBD

TBD

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

None

TBD

TBD

N/A

N/A

N/A

N/A

N/A

N/A

Other
Describe: _______________________________
________________________________________
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c. Is the project site presently used by members of the community for public recreation?
9 Yes ✔
9 No
i. If Yes: explain: __________________________________________________________________________________________
d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed
9 Yes 9 No
✔
day care centers, or group homes) within 1500 feet of the project site?
If Yes,
i. Identify Facilities:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
e. Does the project site contain an existing dam?
9 Yes ✔
9 No
If Yes:
i. Dimensions of the dam and impoundment:
• Dam height:
_________________________________ feet
• Dam length:
_________________________________ feet
• Surface area:
_________________________________ acres
• Volume impounded: _______________________________ gallons OR acre-feet
ii. Dam=s existing hazard classification: _________________________________________________________________________
iii. Provide date and summarize results of last inspection:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
f. Has the project site ever been used as a municipal, commercial or industrial solid waste management facility,
9 Yes ✔
9 No
or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility?
If Yes:
i. Has the facility been formally closed?
9 Yes 9 No
• If yes, cite sources/documentation: _______________________________________________________________________
ii. Describe the location of the project site relative to the boundaries of the solid waste management facility:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
iii. Describe any development constraints due to the prior solid waste activities: __________________________________________
_______________________________________________________________________________________________________
g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin
9 Yes ✔
9 No
property which is now or was at one time used to commercially treat, store and/or dispose of hazardous waste?
If Yes:
i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
h. Potential contamination history. Has there been a reported spill at the proposed project site, or have any
9 Yes ✔
9 No
remedial actions been conducted at or adjacent to the proposed site?
If Yes:
i. Is any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site
9 Yes 9 No
Remediation database? Check all that apply:
9 Yes – Spills Incidents database
Provide DEC ID number(s): ________________________________
9 Yes – Environmental Site Remediation database
Provide DEC ID number(s): ________________________________
9 Neither database
ii. If site has been subject of RCRA corrective activities, describe control measures:_______________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
✔
iii. Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database?
9 Yes 9 No
C360111A
If yes, provide DEC ID number(s): C360111,
______________________________________________________________________________
iv. If yes to (i), (ii) or (iii) above, describe current status of site(s):
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
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v. Is the project site subject to an institutional control limiting property uses?
9 Yes ✔
9 No
• If yes, DEC site ID number: ____________________________________________________________________________
• Describe the type of institutional control (e.g., deed restriction or easement): ____________________________________
• Describe any use limitations: ___________________________________________________________________________
• Describe any engineering controls: _______________________________________________________________________
• Will the project affect the institutional or engineering controls in place?
9 Yes 9 No
• Explain: ____________________________________________________________________________________________
___________________________________________________________________________________________________
___________________________________________________________________________________________________
E.2. Natural Resources On or Near Project Site
a. What is the average depth to bedrock on the project site?

________________
TBD feet
9 Yes ✔
9 No

b. Are there bedrock outcroppings on the project site?
If Yes, what proportion of the site is comprised of bedrock outcroppings? __________________%
c. Predominant soil type(s) present on project site:

TBD
___________________________
___________________________
____________________________

__________%
__________%
__________%

TBD feet
d. What is the average depth to the water table on the project site? Average: _________

e. Drainage status of project site soils: 9 Well Drained:
9 Moderately Well Drained:
9 Poorly Drained

TBD
_____%
of site
TBD
_____%
of site
TBD
of site
_____%

f. Approximate proportion of proposed action site with slopes: 9 0-10%:
9 10-15%:
9 15% or greater:

TBD
_____%
of site
TBD
_____%
of site
TBD
_____%
of site

g. Are there any unique geologic features on the project site?
9 Yes ✔
9 No
If Yes, describe: _____________________________________________________________________________________________
________________________________________________________________________________________________________
h. Surface water features.
i. Does any portion of the project site contain wetlands or other waterbodies (including streams, rivers,
9 Yes ✔
9 No
ponds or lakes)?
ii. Do any wetlands or other waterbodies adjoin the project site?
9 Yes 9 No
✔
If Yes to either i or ii, continue. If No, skip to E.2.i.
✔
iii. Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal,
9 Yes 9 No
state or local agency?
iv. For each identified regulated wetland and waterbody on the project site, provide the following information:
Name ____________________________________________ Classification _______________________
• Streams:
Lakes or Ponds: Name ____________________________________________ Classification _______________________
• Wetlands:
Name ____________________________________________ Approximate Size ___________________
• Wetland No. (if regulated by DEC) _____________________________
✔ No
v. Are any of the above water bodies listed in the most recent compilation of NYS water quality-impaired
9 Yes 9
waterbodies?
If yes, name of impaired water body/bodies and basis for listing as impaired: _____________________________________________
___________________________________________________________________________________________________________

•

i. Is the project site in a designated Floodway?

9 Yes ✔
9 No

j. Is the project site in the 100 year Floodplain?

9 Yes ✔
9 No

k. Is the project site in the 500 year Floodplain?

9 Yes 9 No
✔

✔
l. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer?
9 Yes 9 No
If Yes:
Aquifer
i. Name of aquifer: Principal
_________________________________________________________________________________________
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m. Identify the predominant wildlife species that occupy or use the project site:
N/A
______________________________
_______________________________
______________________________
_______________________________

______________________________
______________________________
______________________________

n. Does the project site contain a designated significant natural community?
9 Yes ✔
9 No
If Yes:
i. Describe the habitat/community (composition, function, and basis for designation): _____________________________________
________________________________________________________________________________________________________
ii. Source(s) of description or evaluation: ________________________________________________________________________
iii. Extent of community/habitat:
______________________ acres
• Currently:
• Following completion of project as proposed: _____________________ acres
• Gain or loss (indicate + or -):
______________________ acres
o. Does project site contain any species of plant or animal that is listed by the federal government or NYS as
9 Yes ✔
9 No
endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species?

p. Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of
special concern?

9 Yes ✔
9 No

q. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing?
9 Yes ✔
9 No
If yes, give a brief description of how the proposed action may affect that use: ___________________________________________
________________________________________________________________________________________________________
E.3. Designated Public Resources On or Near Project Site
a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to
9 Yes ✔
9 No
Agriculture and Markets Law, Article 25-AA, Section 303 and 304?
If Yes, provide county plus district name/number: _________________________________________________________________
b. Are agricultural lands consisting of highly productive soils present?
9 Yes ✔
9 No
i. If Yes: acreage(s) on project site? ___________________________________________________________________________
ii. Source(s) of soil rating(s): _________________________________________________________________________________
c. Does the project site contain all or part of, or is it substantially contiguous to, a registered National
9 Yes ✔
9 No
Natural Landmark?
If Yes:
i. Nature of the natural landmark:
9 Biological Community
9 Geological Feature
ii. Provide brief description of landmark, including values behind designation and approximate size/extent: ___________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
d. Is the project site located in or does it adjoin a state listed Critical Environmental Area?
9 Yes 9 No
✔
If Yes:
Floodplains
i. CEA name: _____________________________________________________________________________________________
Protect water & natural area
ii. Basis for designation: _____________________________________________________________________________________
Agency:Greenburgh, Town of, Date:1-30-79
iii. Designating agency and date: ______________________________________________________________________________
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✔
e. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district
9 Yes 9 No
which is listed on, or has been nominated by the NYS Board of Historic Preservation for inclusion on, the
State or National Register of Historic Places?
If Yes:
i. Nature of historic/archaeological resource: 9 Archaeological Site
9 Historic Building or District
Pet Cemetery
ii. Name: Hartsdale
_________________________________________________________________________________________________
iii. Brief description of attributes on which listing is based:
_______________________________________________________________________________________________________

f. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

9 Yes ✔
9 No

g. Have additional archaeological or historic site(s) or resources been identified on the project site?
9 Yes ✔
9 No
If Yes:
i. Describe possible resource(s): _______________________________________________________________________________
ii. Basis for identification: ___________________________________________________________________________________
h. Is the project site within fives miles of any officially designated and publicly accessible federal, state, or local
9 Yes ✔
9 No
scenic or aesthetic resource?
If Yes:
i. Identify resource: _________________________________________________________________________________________
ii. Nature of, or basis for, designation (e.g., established highway overlook, state or local park, state historic trail or scenic byway,
etc.): ___________________________________________________________________________________________________
iii. Distance between project and resource: _____________________ miles.
i. Is the project site located within a designated river corridor under the Wild, Scenic and Recreational Rivers
9 Yes ✔
9 No
Program 6 NYCRR 666?
If Yes:
i. Identify the name of the river and its designation: ________________________________________________________________
ii. Is the activity consistent with development restrictions contained in 6NYCRR Part 666?
9 Yes 9 No

F. Additional Information
Attach any additional information which may be needed to clarify your project.
If you have identified any adverse impacts which could be associated with your proposal, please describe those impacts plus any
measures which you propose to avoid or minimize them.

G. Verification
I certify that the information provided is true to the best of my knowledge.
Applicant/Sponsor Name ___________________________________ Date_______________________________________

Signature________________________________________________ Title_______________________________________

PRINT FORM
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EAF Mapper Summary Report

Monday, May 14, 2018 9:41 PM

Disclaimer: The EAF Mapper is a screening tool intended to assist
project sponsors and reviewing agencies in preparing an environmental
assessment form (EAF). Not all questions asked in the EAF are
answered by the EAF Mapper. Additional information on any EAF
question can be obtained by consulting the EAF Workbooks. Although
the EAF Mapper provides the most up-to-date digital data available to
DEC, you may also need to contact local or other data sources in order
to obtain data not provided by the Mapper. Digital data is not a
substitute for agency determinations.

B.i.i [Coastal or Waterfront Area]

No

B.i.ii [Local Waterfront Revitalization Area]

No

C.2.b. [Special Planning District]

Digital mapping data are not available or are incomplete. Refer to EAF
Workbook.

E.1.h [DEC Spills or Remediation Site Potential Contamination History]

Digital mapping data are not available or are incomplete. Refer to EAF
Workbook.

E.1.h.i [DEC Spills or Remediation Site Listed]

Digital mapping data are not available or are incomplete. Refer to EAF
Workbook.

E.1.h.i [DEC Spills or Remediation Site Environmental Site Remediation Database]

Digital mapping data are not available or are incomplete. Refer to EAF
Workbook.

E.1.h.iii [Within 2,000' of DEC Remediation
Site]

Yes

E.1.h.iii [Within 2,000' of DEC Remediation
Site - DEC ID]

C360111, C360111A

E.2.g [Unique Geologic Features]

No

E.2.h.i [Surface Water Features]

No

E.2.h.ii [Surface Water Features]

Yes

E.2.h.iii [Surface Water Features]

Yes - Digital mapping information on local and federal wetlands and
waterbodies is known to be incomplete. Refer to EAF Workbook.

E.2.h.v [Impaired Water Bodies]

No

E.2.i. [Floodway]

No

E.2.j. [100 Year Floodplain]

No

E.2.k. [500 Year Floodplain]

Yes

E.2.l. [Aquifers]

Yes

E.2.l. [Aquifer Names]

Principal Aquifer

E.2.n. [Natural Communities]

No

Full Environmental Assessment Form - EAF Mapper Summary Report
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E.2.o. [Endangered or Threatened Species]

No

E.2.p. [Rare Plants or Animals]

No

E.3.a. [Agricultural District]

No

E.3.c. [National Natural Landmark]

No

E.3.d [Critical Environmental Area]

Yes

E.3.d [Critical Environmental Area - Name]

Floodplains

E.3.d.ii [Critical Environmental Area Reason]

Protect water & natural area

E.3.d.iii [Critical Environmental Area – Date Agency:Greenburgh, Town of, Date:1-30-79
and Agency]
E.3.e. [National Register of Historic Places]

Yes - Digital mapping data for archaeological site boundaries are not
available. Refer to EAF Workbook.

E.3.e.ii [National Register of Historic Places - Hartsdale Pet Cemetery
Name]
E.3.f. [Archeological Sites]

No

E.3.i. [Designated River Corridor]

No

Full Environmental Assessment Form - EAF Mapper Summary Report
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HARTSDALE NEIGHBORS ASSOCIATION

SECTION 4
APPENDIX
The Hartsdale Neighbors Association circulated the following online petition in support of the
proposed vision for revitalizing 4 Corners.

PETITION TO REVITALIZE THE 4 CORNERS AREA OF CENTRAL AVE &
HARTSDALE AVE
Please sign our petition to indicate you support
using innovative mixed-use development
(residential, retail and office) to revitalize the
Four Corners area of Central Ave/Hartsdale Ave.
The four corners area of Central Avenue and
Hartsdale Avenue is in desperate need of
revitalization. Anyone who has walked or driven
past that area has seen the vacant storefronts,
backed up traffic, lack of parking and a myriad of
issues. We want to change that!
Can you image a revitalized Hartsdale Four Corners that:
•
•
•
•

Is pedestrian friendly!
Is a modern and inviting environment where businesses thrive!
Cuts down on traffic backups by expanding turning lanes!
Helps meet our needs- be it work, life or play!

We believe this is possible and the first step is getting your support. The current zoning code
for this area makes this prohibitive and frankly impossible without a change. In order to fix that
we need to show that reinvigorating the Four Corners has the community support. So sign the
petition and help pave the way for a Four Corners you can be proud of!!
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A BRIEF HISTORY OF THE EARLY YEARS OF 4 CORNERS
By Susan Seal, Revitalization Lead, Hartsdale Neighbors Association
Before the arrival of the Dutch and European settlers, the Bronx River Valley was an area inhabited by the
Weckquasgeek Indians, a branch of the Algonquin Tribe. Described as a beautiful area of valleys and hills, it
was heavily wooded and “abounded in deer, wolves, bears, wild-cats and rattle snakes”. The Indians called
the Bronx River the Aquahung, meaning “fast stream flowing along a high bluff” as it came south from White
Plains.
In Greenburgh the river was joined by Harts Brook just below the current Railroad station. Harts Brook ran
from the current day Hart’s Brook Park down towards Central Ave. It had a strong enough flow that it fed
into a lake where the Hartsdale Garden apartments are today, large enough to support fishing and
swimming. Other streams joined the one from Harts Brook, including one flowing through modern day
Scarsdale Golf Club.
Development of Settlements
Early communities in the Hudson Valley centered along the Hudson River, where small hamlets had existed
even before European settlement. The Indians were basically nomadic but by the 13th century they had
formed a small settlement near Dobbs Ferry where they grew corn. The Dutch first saw these fields of green
stalks and the Dutch word “grein” for green is the basis for the name of Greenburgh.
The development of settlements was slower in Hartsdale because of the large acreage (91,000 acres) owned
by Frederick Philipse after the British gained control. The total area acquired by Philipse through Indian
Treaties extended some 86 square miles and became the modern-day municipalities of Yonkers,
Greenburgh and Mount Pleasant. Before the Revolution, tenants on the Manor were a mix of loyalists and
continentals. Greenburgh saw little action during the war other than a small skirmish with the British who
occupied Scarsdale. The area was part of a no man’s land where troops from both sides came to plunder
supplies for their troops.
There is a story that the Harts family house on Hartsdale Road (now Avenue) was found to have a hidden
room where the family had sheltered during those raids. Most occupants of Hartsdale tried to ignore the war
and live their lives.
After the war and the defeat of the British, Philipse’ lands became available to the tenants who remained
and had sided with the Colonials. The Harts family, who had first lived in Rye, were allowed to “redeem”
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nearly 600 Acres from the Commissioners of Forfeitures. Robert Hart owned “all that section south of
Hartsdale Rd. beginning at the intersection with Hillcrest to the Bronx River and then south about 3/4 of a
mile.”
Early Settlement of Hartsdale
The first settlement in 18th century Hartsdale began around the intersection of Hillcrest and Ridge Rd.
Known as Harts Corners it followed the ridge and then came East to where it intersected with Central Ave. In
1848, Bolton’s History of Westchester described Harts Corner as a “small hamlet in Greenburgh, situated
about three miles south of White Plains, in a fine valley, the neighborhood of which is rendered extremely
beautiful by the inequality of the ground and surrounding scenery”.
Central Ave had been known as Tuckahoe Rd. by the Indians and then The Yorke Rd under the British. The
course of the roads differed from the current day with Hillcrest more directly meeting Washington Ave.
Hartsdale Ave crossed over Washington Ave and continued towards a mill at the Bronx River. By 1800
Hartsdale Ave was beginning to be a road. There were three Hart houses served by a lane off Hartsdale Ave.
that led in from Central Ave. A Methodist church was erected in 1832 on the summit of the high ridge at the
intersection of Hillcrest and Ridge Rd, just north and east of the Odell House. Situated on Rock Scilly
“because that section was the one most thickly populated in this area at that time” (LeViness, History of
Hartsdale). Today’s 100 Ridge Rd is probably the location of the original church structure.
Roads and Water
A road commissioner for Harts Corners was appointed in the early 1800’s to repair constant washouts on
Hillcrest. Every resident had to contribute time or money to the repair of the roads. Gradually, the roads’
courses shifted, and Washington Ave gave way to Central Ave.
The first post office was built sometime after 1835 at the junction of North Washington Ave. and Hillcrest Rd.
This post office contained a large “show” window for the display of wares, so evidently the Post Office was
run by a local merchant whose name is unknown. After the completion of the railroad to Hartsdale in 1844,
the post office was relocated to the station and for many years, the railroad master was also the postmaster.
Harts Brook and the other streams that fed in the Bronx River created sufficient water power as they met to
support a powder mill, called Haubold’s mill in the early 19th century and known as the Bronx River Powder
Factory by 1881. It operated through a dam and a sluice wheel. Haubold’s mill was followed downstream by
a mill at Scarsdale to produce lumber. The completion of the Kensico Dam in 1917 to provide water for New
York City reduced the flow of the Bronx River dramatically to its current shape. It remained a navigable river
until the Dam’s construction.
By the 1860’s Central Ave had become the main route connecting Yonkers to White Plains. In 1870 the New
York City government under Boss Tweed took control of constructing a 100’ wide road. It was completed in
1871 after “numerous secret land deals and grabs, briberies…”. The completion of the Bronx River Parkway
in 1925 took much of the commercial traffic away from Central Ave but its importance continued well into
the 20th century. Repairs were always needed because, due to all the streams in the area, it was constantly
sinking and had to be filled in at least 10 times. In 1906 it was “macadamized” following the passage of a
comprehensive Highway Bill in 1898 by the NY State Legislature which provided state aid. That surface
didn’t hold either, so it was tarred in 1912. The sinking problems persisted, so the roadbed was covered with
concrete. The sinking was not completely solved until the invention and use of reinforced concrete.
A Literary and Improvement Society was formed shortly after 1900. Originally a debating society, the
members soon felt the need to include matters of civil interest on their agenda. As development continued
in Harts Corners there were complaints from the 1930’s noting that the original width of both Central Ave
and Hartsdale Ave had been diminished by new construction. The first project proposed by the Society was
a “four-foot-wide packed gravel walk on the east side of East Hartsdale Ave from the railroad station to
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Central Ave.” These sidewalks were now even more important with the narrowing of the roads. That first
sidewalk existed until 1927, when a concrete sidewalk replaced it.
The Literary and Improvement Society continued to advocate for improvements in Hartsdale. It was also
responsible for the formation of the water district in 1912 and the construction of water mains connecting
to White Plains and eventually the City of New York. The Society went on to successfully lobby for a bridge
to replace the grade crossing at Hartsdale Station. Hartsdale Neighbors Association is following the
tradition of citizens advocating for important local improvements. We are urging the Board to work with
Inspired Places to revitalize Four Corners and support their proposal for a change in the zoning code.
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