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Preface
Scarsdale is an attractive, vibrant, small town. It has a picturesque, active, historic village center, framed by tree lined streets and surrounded
by quiet neighborhoods. Scarsdale’s citizens appreciate its excellent schools, the local cultural and recreational offerings, and its convenient
proximity to job centers like Manhattan. Scarsdale citizens have a long history of active involvement in the school system and Village governance, and they are always working towards the betterment of the Village’s quality of life.
For years citizens have been discussing, debating, and planning the Village Center, the business district centered on the railroad station and
the Harwood Building, and roughly bounded by Crane Road on the north, Chase Park on the east, the Scarsdale-Eastchester boundary on
the south, and the Bronx River on the west (see Figure 2 on page 4). While some progress has been made on past plans, and new development
has occurred, there is a broad recognition of the necessity to continue to plan, both for future development and to reinforce existing strengths.
The Planning Board initiated the 2009 Update of the Village Center Component of the Comprehensive Plan (the Plan) to take a fresh look at
the Village Center in the wake of recent development. Incorporating citizen input, the Plan strives to ensure a future in which the best aspects
of the Village Center are preserved, valuable aspects are enhanced, and others are rethought for the betterment of everyone. This plan for
the Village Center serves as an update to the 1994 Comprehensive Plan’s recommendations for the Village Center, and represents a policy
foundation for future planning, zoning, and development actions.
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Executive Summary
Introduction: Planning for the Future
Scarsdale’s village center is amongst the most delightful in the New York metropolitan region. Its compact
size, Tudor-style architecture, tree-lined streets, and charming shops make it among the more attractive
business districts in the New York suburbs. The Village’s recent streetscape and sidewalk improvements
have further contributed an attractive pedestrian environment. Today, new developments like the mixeduse residential-commercial Christie Place building on the former Robison lot, and the building at Depot
Place, are filling in what used to be holes in the fabric of this classic business district.
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Existing planning and zoning policies are good, but they are not as robust as they might be in achieving long-standing goals. Recent developments have rekindled long-time debates about how to best realize important opportunities to reinforce the character of Scarsdale while
providing desired amenities, including a diversity of retail offerings, parking, more dining options, small-scale or intimate entertainment venues,
open space and pedestrian connections.
This Plan was initiated in 2006 by the Planning Board, which recognized that the Village Center plan should be updated to accomplish two
critical objectives. These are:
1.

Ensure a comprehensive perspective, so planning and development is not an ad hoc process but rather conducted in a coordinated and integrated manner; and,
Preserve, protect, and enhance the Village Center’s character, function and value.

2.

This Plan began as a listening exercise—it was developed over a two-year planning and outreach process that incorporated a significant
amount of community involvement, as well as outreach to stakeholders including residents, business and property owners, commuters, and
shoppers, and an analysis of past planning efforts and current market conditions and trends. This plan is a guiding document representing a
consensus of views about how to achieve the two objectives noted above. It establishes a framework of rules, procedures, and policies to
ensure a healthy, vibrant, and pedestrian friendly Village Center.
Beginning with a kick off forum at Village Hall on June 6, 2007, the community outreach process has included public meetings, planning
board work sessions, stakeholder interviews (in person and by phone), and a survey of commuters and shoppers in the Village Center. The
process is summarized on Page 2. Questionnaires and surveys were developed in order to elicit input from all Scarsdale residents and businesses, particularly those residents and businesses within or nearest to the Village Center, and from shoppers and commuters.
Continuing outreach also included meetings, interviews, or presentations to members of the Conservation Advisory Council, Scarsdale Friends
of the Parks, Fox Meadow Neighborhood Association, Old Scarsdale Neighborhood Association, Overhill Neighborhood Association, the
Scarsdale Neighborhood Association Presidents (SNAP), a group of Scarsdale High School students (two from each grade level), the management of the Scarsdale Teen Center, the Town and Village Civic Club (TVCC), and numerous individuals, including merchants, property
owners, and real estate brokers knowledgeable about Village Center market trends and conditions.
Information materials, presentations, and summaries of meeting minutes have been posted on the project’s website www.scarsdalevillagecenter.org on an ongoing basis.
The remainder of this document consists of an overview of the planning context and existing conditions (including a discussion of demographics
and zoning controls) in Chapter 2.
This is followed by Chapter 3, which presents a summary of the key themes of the outreach process: (1) What to Protect and Fix; (2) What
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to Enhance; and (3) What to Plan for. These themes were crystallized into a statement of this Plan’s vision and goals. The six major goals
are described in detail in Chapter 4, and are meant to apply to all aspects of future planning and development for the Village Center. Recommendations for achieving each goal are set forth in this chapter.
Finally, Chapter 5 addresses three key opportunity sites—Spencer/Christie Place, Scarsdale Avenue, and Freightway—where development
could occur and for which the Village should plan proactively. Each site’s existing conditions, opportunities, planning options, and recommendations are discussed in turn.
The Plan concludes with a matrix of recommendations and next steps.

Summary of Planning Context
The study area for this Village Center Plan is roughly bounded by Crane Road to the north, Chase Park and Chase Road to the east, the
Scarsdale-Eastchester boundary on the south, and the Bronx River on the west (see Figure 1 on page XII). The area is the commercial core
of Scarsdale, and includes the historic-designated Scarsdale train station and post office, as well as the Harwood Building, developed in the
1920s, a central presence and visual anchor of the Village Center.
Since at least the 1960s, plans for certain portions of the Village Center have come and gone; some have succeeded, but many have failed
for lack of consensus. Past planning efforts dealing with the Village Center have included recommendations for providing additional amenities
including parking, providing better pedestrian access and connections throughout the Village Center, improving the streetscape and sidewalks,
and developing vacant parcels on Freightway, Depot, and Christie Places. A summary of plans and milestones is presented in Chapter 2.
Certain initiatives like streetscape and pedestrian improvements have been widely embraced. Developments such as Depot Place and Christie
Place have occurred and provide parking, retail and residential opportunities, but the design and ultimate success of Depot Place has been
criticized. All previous developments for Freightway have been deemed too large for the small-scale feeling and character of the Village
Center. Today, only one of the three key development sites identified in the 1994 and 1995 reports remains vacant—Freightway. And two additional potential development sites have been identified: the block between Spencer and Christie Place, and the southern portion of Scarsdale
Avenue. The need to continue to comprehensively plan for all of these sites together, understanding how each relates to and impacts the
other, is critical to the long term success of the Village Center as a whole. These sites are shown on Figure 3 on page 6.
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Figure 1: Scarsdale Village Center
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Summary of Strengths, Weaknesses, and Opportunities
The results of the listening exercise are summarized below as a set of strengths, weaknesses and opportunities of planning for the Village
Center.
Strengths: What to Protect
Character. Charm. Convenience.
Residents enjoy the small-village feeling of Scarsdale’s Village Center. It is a walkable Village Center, filled with charm and historic character.
It provides a distinct sense of place; even more so when compared with the strip malls and big box retail of so many nearby suburbs.
The Village Center’s design reflects a traditional Tudor style, with brick and stone facades punctuated by distinctive, but not gaudy, rooflines,
including alternating gables and parapets. The most distinctive buildings, including the Harwood Building, the original core of the Village, are
no more than five stories, although heights throughout the Village Center range from one to six stories.
Several historic buildings, including the Post Office on Chase Road and the Railroad Station on Depot Place, help define the Village Center.
While the Harwood Building is not a designated landmark, it is a design model to be emulated. Its eastern side is fronted with one-story shop
fronts, complementing the open and welcoming feeling of both Boniface Circle and Chase Park. Its western side, fronting Harwood Court,
rises to five stories, and helps to frame the courtyard and give it a European-style feeling. Shops and services draw shoppers along the street.
Finally, a pedestrian arcade through the building connects Boniface Circle and Harwood Court (the arcade continues through the next block
to East Parkway), enhancing the character and walk-ability of the Village’s core.
The Village Center’s social ambiance as a meeting place is enhanced by its streetscape. Bluestone sidewalks, trees, benches, and outdoor
dining options along Spencer Place, Christie Place and Scarsdale Avenue all contribute to the social and aesthetic environment.
Open spaces and parks further reinforce the pleasant character of the Village Center. From the linear walking park of the Bronx River Reservation, to the traditional public space of Chase Park, which is routinely used for concerts and other events, to the planted traffic medians
along East Parkway, and the memorial at Boniface Circle, green spaces provide visual interest and a calming atmosphere to the hustle and
bustle of the business district.

Weaknesses: What to Fix
Retail mix. Pedestrian safety. Parking.
While Scarsdale residents do not want their Village Center to become a bustling downtown, there is a general sense that the Village Center
feels deserted after the evening rush and particularly after 9:00pm. Participants in this Plan have reported that this lack of vibrancy undermines
the Village Center’s character, and even makes some feel unsafe. Stakeholders often expressed their feeling that there are “too many jewelers,
banks, and real estate offices” in the Village Center. There is a very strong desire for more restaurant and dining options, particularly of the
pizza parlor / family restaurant style variety, as well as small scale entertainment venues like a café or performance space, particularly for
local cultural arts, and events like a farmer’s market.
An abiding and ever-present perception is that it is difficult at times to find parking in the Village Center. This is particularly important to merchants and shoppers, as well as to commuters. While the recently opened Christie Place garage adds commuter and shopper parking opportunities, a detailed analysis of existing parking supply and demand should be required for any future development. The parking study
should take into account shared parking options and the Village Center’s function as a transit hub.
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Opportunities and Needs: What to Plan for
Sensitive development. Sustainability.
Any future development on sites where there is currently parking should replace that parking, and should provide for any increased parking
demand it induces. Development should offer a mix of different uses, particularly ones that draw at different times of the day and that can
lead to opportunities for shared parking and a more vibrant Village Center atmosphere.
Good design in keeping with the scale and character of the Village Center is of the utmost importance. More meeting places are desired. This
includes restaurants and cafes, informal space to run into friends and chat, and green spaces. Continuing civic uses in Chase Park are
desired, as are better connections between East Parkway, the train station, and Garth Road to the Bronx River Reservation. Community
and/or cultural space is desired by residents.
To increase pedestrian safety, better walkways and signage, speed humps, and other traffic calming measures are desired. More benches
are desired. More bicycle parking options are needed near the train station. Residents are also concerned about interim impacts during the
construction of the Popham Road and Crane Road bridges. In addition, a walkable pass-through from Spencer to Christie Place is wanted.
In terms of new development, stakeholders feel strongly that, just as new development should “look like Scarsdale,” it should also be “green.”
Green design, which incorporates environmentally friendly materials, minimizes automobile use and encourages walking, bicycling and public
transportation, provides green planting with native vegetation, and uses porous pavement, low-energy streetlights, etc. should be encouraged.
In addition, some stakeholders have mentioned that the Village should strive to provide for various types of residential development such as
age restricted and workforce housing in mixed use buildings in selected locations in the Village Center. Such housing units would be sold or
rented at price points typically affordable to households in key community service sectors, including police and schoolteachers as well as
younger and older citizens and those attracted to transit-oriented development. However, any new development, residential or otherwise,
must be sensitive to its impacts on school capacity, school district and Village finances.

Summary of Vision, Goals, and Recommendations
The strengths, weaknesses and opportunities of planning for the Village Center are important items that need to be considered, weighed,
and adequately addressed in order to achieve a Plan based on balance and consensus. The Vision Statement, derived from the two-year
planning process, is a guidepost for the goals and recommendations that follow.
In the future, the Village Center of Scarsdale will be a vibrant and pedestrian friendly center, where a mixed-use environment is home to a diversity of businesses and pleasant gathering places where people of all ages interact. The Village Center will be an important local-serving
business district providing a healthy, balanced mix of businesses and services, where smaller and locally-owned stores thrive, and where
residents and workers enjoy shopping, dining, and cultural variety.
In the future, the historic Tudor character and design will be maintained and enhanced. New development will provide public amenities
including parking, retail, restaurants, and cultural or community space and will reinforce the best aspects of the Village Center’s character.
In the future, improved green space and park connections will reinforce the village-in-a-park character and bring residents and workers closer
to the charm and natural beauty of the Village Center. These connections will also reinforce the possibility and the desirability of walking and
bicycling, reducing the reliance on automobiles for daily needs and trips within the Village Center area, and will provide a pleasant buffer between surrounding neighborhoods and the Village Center.
The path to this vision is shaped by the following six overarching goals. Each goal statement is followed by a set of recommendations that
will help achieve each goal.
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Vision Statement

Goal 1: Protect the Village Center feeling, including its scale and
character. Adhere to Scarsdale design principles.

In the future, the Village Center of Scarsdale will be Consider the following:
a vibrant and pedestrian friendly center, where a

1.

mixed-use environment is home to a diversity of 2.
businesses and pleasant gathering places where people of all ages interact. The Village Center will be an 3.
important local-serving business district providing
a healthy, balanced mix of businesses and services,
where smaller and locally-owned stores thrive, and 4.
where residents and workers enjoy shopping, dining, and cultural variety.

In the future, the historic Tudor character and design will be maintained and enhanced. New devel-

Generally, maintaining the current underlying zoning scheme,
except at the three opportunity sites.
Studying incentive zoning provisions, similar to the PUD 0.81.4 zone, for the PUD 1.0 zone to enhance future value of these
sites.
Maintaining the provision that all new development must undergo design review, but revisiting the procedures to include provisions for perspective drawings, detailed site plans, etc. so that
the Planning Board and Board of Architectural Review (BAR) can
ensure plans respond adequately to each site’s unique attributes.
Supplementing or updating existing design guidelines to include additional features as noted above.

Goals 2: Attend to traffic congestion, and enhance walk-ability
and pedestrian safety and amenities. Maintain an acceptable
level of parking availability.
Consider the following:

opment will provide public amenities including Traffic and Pedestrian Safety:
1.

parking, retail, restaurants, and cultural or community space and will reinforce the best aspects of the

2.

Village Center’s character.
3.

In the future, improved green space and park connections will reinforce the village-in-a-park charac-

4.

ter and bring residents and workers closer to the
charm and natural beauty of the Village Center. 5.
These connections will also reinforce the possibility

Continuing to prohibit large-scale uses that would add to traffic during peak hours.
Prohibiting large-scale uses that are regional destinations,
but consider uses, by special permit, that would bring patrons
primarily at off-hours.
Investigating additional traffic calming measures such as stationing a police officer or patrol car at additional key intersections.
Monitoring and evaluating the new streetscape improvements on East Parkway and those planned for Popham Road,
making improvements where necessary, and incorporating lessons learned into designs for any future development.
Requiring pedestrian arcades in any development, where
possible.

and the desirability of walking and bicycling, reduc- Parking:
ing the reliance on automobiles for daily needs and
trips within the Village Center area, and will provide
a pleasant buffer between surrounding neighbor-

6.

7.

hoods and the Village Center.
8.

Continuing to recognize the differing needs of commuters,
merchants, and shoppers and pricing and timing parking meters
appropriately.
Investigating the feasibility of shared parking, particularly at
new developments and for restaurants and cultural venues, and
investigating lowering or waiving parking requirements (for new
buildings or reuse of existing buildings) when appropriate.
Requiring structured parking with any redevelopment of
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Freightway while adhering to design guidelines. Requiring that parking be below grade where possible, the front and principal sides
screened from view by active ground floor uses, the rear of the structure screened by neighboring buildings, and commercial-residential
uses facing all public streets, where possible.
Goal 3: Contribute to shopping, dining and cultural variety.
Consider the following:
1. Requiring all ground floor uses in new or substantially redeveloped buildings be active retail, restaurant or cultural uses. This should be
applied to all Village Center zoning districts.
2. Limiting bank branches and real estate offices, especially on corners. The PUD zoning statute already prohibits real estate offices, driveup commercial establishments, and retail on upper floors.
3. Requiring developers to include restaurants and/or cultural venues on the ground floor of any new development in designated areas of
the Village Center.
4. Continuing to allow sidewalk cafes in the Village Center, and more proactively marketing the program and investigating ways in which
the Village and/or Chamber of Commerce might sponsor additional venues.
5. Promoting additional outdoor dining options by investigating street closures and regular events in the Village Center. Again, the Village
and/or Chamber of Commerce could have a significant role to play in this effort.
6. Reducing or waiving parking requirements for newly developed restaurants and/or cultural venues (either in existing buildings or in any
new development) in designated areas in the Village Center.
7. Working with the library, school district, and Chamber of Commerce to expand civic and educational uses to the Village Center, including
high school classes, a library kiosk, and wireless internet.
8. Permitting various types of residential development such as age-restricted or workforce housing in mixed use buildings in selected locations in the Village Center. Such housing units could be sold or rented at a variety of price points with some typically affordable to
households in key community service sectors, including police and schoolteachers, as well as younger and older citizens and those attracted to transit-oriented development.
Goal 4: Provide or connect assets to each other.
Consider the following:
1. Greening the municipally-owned lot at the corner of Woodland Place and Chase Road as passive open space.
2. Providing signage and new connections to the Bronx River Reservation.
3. Working with the reconstruction of the Crane Road Bridge of the Bronx River Parkway to include a pedestrian connection from East
Parkway over the railroad and down to the river.
4. Requiring any development on the Spencer-Christie block to provide a pedestrian arcade between Spencer and Christie Places.
5. Requiring development on Freightway to provide and/or enhance connections to Scarsdale Avenue, Garth Road, and the river.

Goal 5: Embrace innovation and “green” principles.
Consider the following:
1. Adopting a green building and/or sustainability policy that would require all new public and private development in the Village Center to
have, as a minimum, important “green” aspects that benefit the public good (such as open space, green roofs, water and air treatment
and green construction practices).
2. Encouraging new public and private development in the Village Center to be built to the standards of a green ratings system such as
LEED as a way to ensure transparent implementation of, and progress toward achieving the green buildings policy.
3. Utilizing zoning incentives to encourage green building above and beyond any adopted green ratings system.
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Goal 6: Be fiscally responsible.
Consider the following:
1. Restricting any residential development in the Village Center to mixed-use buildings.
2. Fully investigating the costs and benefits of two strategies to pay for public amenities:
(a) paying directly for amenities out of the Village budget or via bonds, and/or (b) incentive zoning and mandates in the Village Center.
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1 Introduction: Planning for the Future
Scarsdale’s Village Center is amongst the most delightful in the New York metropolitan region. Its compact
size, Tudor-style architecture, tree-lined streets, and charming shops make it among the more attractive
business districts in the New York suburbs. The Town’s recent streetscape and sidewalk improvements
have further contributed an attractive pedestrian environment. Today, new developments like the mixeduse residential-commercial Christie Place building on the former Robison lot, and the building at Depot
Place, are filling in what used to be holes in the fabric of this classic business district, promising to add
more parking, shops, and restaurants.

So why plan for the Village Center? And why plan now?

1

Existing planning and zoning policies are good—indeed, the current form and function of the Village Center are a direct result of those policies—but they are not as robust as they might be in achieving long-standing goals. Christie Place, Depot Place and other recent developments
have rekindled long-time debates about how to best realize important opportunities to reinforce the character of Scarsdale while providing
needed amenities, including a diversity of retail offerings, senior housing, parking, more dining options, and small-scale or intimate entertainment venues.
In addition, there is the recognition that development could and might occur within the next decade, and that, under the existing zoning code,
it might not achieve the right balance of character and amenities. Thus, now is the time for Scarsdale’s citizens to ensure that the Village
Center zoning meets their needs and reinforces Scarsdale’s character. With the right plan in place, and with the right public investment,
zoning, and/or incentive policies in place, numerous objectives could be accomplished while maintaining citizens’ oversight of the character
and function of the Village Center.

Planning Process

Planning and Community Outreach Summary

This Plan was initiated in 2006 by the Planning Board, which recognized that the Village Center plan should be updated to accomplish June – December 2007: Analysis and outreach
two critical objectives. These are:
•
Listening, interviews, and questionnaires to elicit input from residents and merchants
1. Ensure a comprehensive perspective, so planning and develop- •
Planning, market, and land use analysis of existing conditions
ment is not an ad hoc process but rather conducted in a coordi- January – February 2008: Options and outreach
nated and integrated manner; and,
•
Community meeting (with questionnaire, see Appendix 2)
2. Preserve, protect, and enhance the Village Center’s character, •
Site and development analysis
function, and value.
March – June 2008
•
Planning Board review
This Plan began as a listening exercise—it was developed over a two- •
Tradeoffs and community benefits
year planning and outreach process that incorporated a significant •
Community meeting
amount of community involvement, as well as outreach to stakehold- July – October 2008
ers including residents, business and property owners, commuters, •
Survey of commuters and shoppers
and shoppers, and an analysis of past planning efforts and current •
Preliminary drafting of the plan
market conditions and trends. This plan is not a detailed step-by-step November – March 2009
implementation framework for priority projects. It is, rather, a guiding •
Planning Board review of drafts
document representing a consensus of views about how to achieve •
Community meetings
the two objectives noted above. It establishes a framework of rules, •
Revisions to drafts based on community input
procedures, and public investment policies to ensure a healthy, vi- April – June 2009
brant, and pedestrian friendly Village Center.
•
Planning Board review and hearing on final draft
•
Final Plan submitted to the Village Board
Beginning with a kick off forum at Village Hall on June 6, 2007, the December 2009 – March 2010
community outreach process has included public meetings, planning •
Village Board Land Use Committee Meetings
board work sessions, stakeholder interviews (in person and by •
Public Hearing – February 9, 2010
phone), and a survey of residents, commuters and shoppers. The •
Village Board of Trustees adopts the Plan – March 2, 2010
process is summarized at right.
A questionnaire was developed in order to elicit input from all Scarsdale residents and businesses, particularly those residents and businesses
within or nearest to the Village Center. Responses to these questions helped frame ongoing outreach efforts and helped identify key issues
that the Plan should examine. The questionnaire is included as Appendix 1.
Continuing outreach also included meetings, interviews, or presentations to members of the Conservation Advisory Council, Scarsdale Friends
of the Parks, Fox Meadow Neighborhood Association, Old Scarsdale Neighborhood Association, Overhill Neighborhood Association, the
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Scarsdale Neighborhood Association Presidents (SNAP), a group of Scarsdale High School students (two from each grade level), the management of the Scarsdale Teen Center, the Town and Village Civic Club (TVCC), and numerous individuals, including merchants, property
owners, and real estate brokers knowledgeable about Village Center market trends and conditions.
A brief qualitative survey of merchants, shoppers and commuters was developed and conducted by Planning Department interns in June
2008, to dig deeper into some of the concerns expressed during the outreach process. Interns “intercepted” commuters and shoppers during
morning and evening rush hours and at midday to distribute the survey. The surveys were returned via mail by the participants. The return
rate was 20 percent. The survey and responses are included as Appendix 3, and brief excerpts of the survey results are highlighted in Chapter
Three of this plan.
Information materials, presentations, and summaries of meeting minutes have been posted on the project’s website www.scarsdalevillagecenter.org on an ongoing basis.

Plan Structure
The remainder of this document consists of an overview of the planning context and existing conditions (including a discussion of demographics and zoning controls) in Chapter 2.
This is followed by Chapter 3, which presents a summary of the key
themes of the outreach process: (1) What to Protect and Fix; (2) What
to Enhance; and (3) What to Plan for. These themes were crystallized
into a statement of this Plan’s vision and goals. The six major goals
are described in detail in Chapter 4, and are meant to apply to all aspects of future planning and development for the Village Center. Recommendations for achieving each goal are set forth in this chapter.
Finally, Chapter 5 addresses three key opportunity sites—
Spencer/Christie Place, Scarsdale Avenue, and Freightway—where
development could occur and for which the Village should plan proactively. Each site’s existing conditions, opportunities, planning options,
and recommendations are discussed in turn.
The Plan concludes with a matrix of recommendations and next steps.

3

Figure 2: Regional Setting
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2 Planning Context
Scarsdale is located in southern Westchester County, less than seven miles north of the New York City
line on the Bronx River Parkway, and approximately 19 miles north (30 minutes by train) of Grand Central
Terminal (see Figure 2, opposite).

The Village Center study area is roughly bounded by Crane Road to the north, Chase Park and Chase Road
to the east, the Scarsdale-Eastchester boundary on the south, and the Bronx River on the west (see Figure
3 on page 6). The area is the commercial core of Scarsdale, and includes the historic-designated Scarsdale
train station and post office, as well as the Harwood Building, developed in the 1920s, a central presence
and visual anchor of the Village Center.

5

Figure 3: Village Center Study Area
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The Metro North train station is a hub of activity, particularly
during the morning and evening rush hours. Pedestrian
shopping and quick-dining options are appropriately concentrated near the station, along East Parkway, Spencer
Place, and Harwood Court. Additional commercial services,
including various banks and real estate offices, are generally located along Chase Road and Popham Road. Garth
Road also includes several pedestrian-oriented convenience uses, and the commercial core is further supplemented by restaurants and services along Scarsdale
Avenue.
In general, Scarsdale is known for its high-value homes, excellent public schools and municipal services, recreational
possibilities, and history of engaged citizenry and volunteerism. The Village has seen little population growth in recent decades, consistent with its built-out character—there
is little room left for growth.1 Thus there are only two primary
business/commercial areas in Scarsdale, the Village Center
and the Heathcote Five Corners shopping area. The Village
Center is a classic mixed-use district where retail, dining,
and service options on the ground floor are prominent, and
are complemented by a limited amount of office and residential uses above. Figure 4 (see page 8) classifies each
parcel in the Village Center by land use category.
In densely developed communities with limited land area,
land use pressures are greatest on the few potential development sites that do exist. These sites are strategic resources—a variety of short and long term needs could be
met with well planned development of these sites—but they
should be planned in an integrated and coordinated manner
Thus the Village rightly acts deliberately and methodically
when reviewing development proposals. (Indeed, this is one
impetus behind this update of the Village Center component
of the Comprehensive Plan. Three strategic sites are discussed below.)
A significant amount of land in the Village Center is owned
by the Village. This includes Chase Park as well as the
Metro North railroad right-of-way, the Merchant’s Lot, the
Freightway lot, Freightway garage, and the Beatty lot (see
Figure 5 on page 10).

Table 1: Demographic Snapshot, Village of Scarsdale
Total Population
2007 Estimate
1990 Census
2000 Census
Growth 1990-2000
Growth 2000-2007
Age Composition
Percent under age 18 (2000)
Percent under age 18 (2007)
Percent age 65+ (2000)
Percent age 65+ (2007)
Households
2007 Estimate
1990 Census
2000 Census
Growth 1990-2000
Growth 2000-2007
Average household size (2000)
Average household size (2007)
Incomes
Median household income (1999)
Median household income (2007)
Growth 2000-2007 (in real terms)
Housing Units
Renter occupied (2000)
Owner occupied (2000)
Percent housing units in
single-family detached homes (2000)
Median value of
owner-occupied units (2000)
Median sales price of
single-family units (2007)
Transportation: Getting to Work (2007)
Drove alone
Car pooled
Public transportation
Walked or bicycled
Other means
Worked at home
Average vehicles per household

Scarsdale

Westchester County

17,700
17,000
17,800
4.7%
-0.6%

925,000
875,000
952,100
5.7%
2.9%

33%
32%
12%
12%

25%
25%
14%
14%

5,650
5,400
5,700
5.6%
-0.9%
3.2
3.2

344,000
320,000
337,100
5.3%
2.0%
2.7
2.7

$182,800
$216,900
-5%

$64,000
$77,000
-4%

9%
91%

40%
60%

93%

45%

$708,000

$326,000

$1,367,500

$670,100

53%
6%
32%
1%
0%
8%
2.09

62%
9%
20%
4%
1%
4%
1.54

Source: U.S. Census 2000, Westchester County Databook 2007, and Claritas,
Inc. 2007 estimates

Demographics: Key Points
•
•
•
•
•
•

Scarsdale’s population is no longer growing, underscoring its built-out status. This is in contrast to Westchester County as a whole, which is still
growing.
School enrollment is leveling off but not decreasing.*
Median incomes, while substantially higher than Westchester County,
have stagnated or declined in recent years when adjusted for inflation.
Scarsdale is an overwhelmingly single-family owner-occupied community,
where homes are more than twice as valuable as those in Westchester as
a whole.
Nearly one-third of all workers use public transportation as their primary
mode of travel to work, and a significant percentage work at home.
Despite the convenience and frequency of public transportation use,
households own at least two vehicles, on average.

*The Scarsdale School District reports that enrollment increased by an average
of 30 students per year (.07%) for the years 2003-2008. The District is projecting slightly smaller increases through 2010 and then a leveling off through
2012.

1. An overview of basic demographic statistics is presented in Table 1.
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Figure 4: Land Uses within the Village Study Area
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Source: Westchester County GIS

The 1994 Comprehensive Plan vs. Village Center UpSince at least the 1960s, plans for certain portions of the Village Cen- date: Abiding Concerns and Key Sites
Planning History

ter have come and gone; some have succeeded, but many have failed
for lack of consensus. Past planning efforts dealing with the Village
Center have included recommendations for providing additional
amenities including parking, providing better pedestrian access and
connections throughout the Village Center, improving the streetscape
and sidewalks, and developing vacant parcels on Freightway, Depot,
and Christie Places. A summary of plans and milestones is presented
below:2
•

•

•
•
•

•

•
•
•

•

1994 Comp Plan

2009 Village Center Update

Concerns

Parking
Pedestrian safety
Retail mix
Traffic and circulation

Parking
Pedestrian safety
Retail mix
Traffic and circulation

Key Sites

Freightway lot
Freightway lot
Depot Place
Scarsdale Avenue
Robison lot (Christie Pl.) Spencer/Christie Place

1950s – 1960s: The provision of adequate parking in the Village
Center emerges as a major planning issue. A plan to redesign
Chase Park as a landscaped parking area is abandoned in the
1960s after extensive calls to save the “last open green spot in
the business district.”
1971 update to the Master Policies Plan: Called for the construction of Freightway Garage and connections between it and
Scarsdale Avenue. The garage and pedestrian bridge over the
railroad tracks were completed in 1972. Only a few years later,
parking availability again emerges as a pressing issue.
1977: The Freightway site is acquired by the Village.
1982: Proposals for redevelopment of the Freightway site are rejected by the Board of Trustees as being too massive.
1985: Village Center Planning Study: Included recommendations
for roadway and pedestrian improvements, and recommendations for development of the Freightway site.
1989: A new zoning scheme for the Village Center is instituted,
in response to a number of large-scale development proposals,
including an office building at the Robison lot (now the Christie
Place development). Included in the zoning updates are requirements for replacement of all parking on-site and a 10 percent inclusion of senior housing units in any residential development,
the requirement of design review by the Board of Architectural
Review, and incentive bonuses on certain sites for the provision of public amenities.
1989: A request for proposals for the development of a train station area plan is issued by the Village; two subsequent memoranda of
understanding with the preferred developer generated significant opposition and were not enacted.
1993: The Village appoints a Citizens Advisory Committee to advise the Board of Trustees on appropriate development in the Village
Center.
1994: The Village Comprehensive Plan is completed. Recommendations for the Village Center include the mixed-use development of
Freightway, Depot Place, and the Robison lot, additional parking; improved traffic circulation; improved streetscape treatments including
planted traffic islands and crosswalks.
1995: The Citizens Advisory Committee on Village Center Development issues its report, calling for a development of the Freightway
and Depot Place sites in a scale and mix of uses in keeping with the Village Center character and self-supporting of its own parking
needs; the widening of Popham Road bridge; the study of the possible expansion of the Merchant’s and the Overhill Road parking lots;
additional tree plantings and streetscape improvements; low-scale development and parking at the Robison lot between the Chateaux
and Christie Place; the provision of a pedestrian pass-through mid-block between Spencer and Christie Places; the removal of the
defunct railroad electric transmission towers; and recommendation against moving the railroad station south of Popham Road.

2. The 1994 Village Comprehensive Plan and the 1995 report of the Advisory Committee on Village Center Development provide excellent summaries of all of these plans and initiatives.
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Figure 5: Village-Owned Properties
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Source: Village of Scarsdale

•

•

•
•

•
•

1990s: The Village begins the process for the widening of the Popham Road Bridge. Final plans include an expansion to five lanes, with
additional turning lanes added to East Parkway and Scarsdale Avenue, and streetscape elements (including tree plantings) for Popham
Road. Initially projected for 1999-2001, and then for 2006-2008, the work is projected for 2009 through 2011.
1999: A redevelopment plan for the Freightway site is submitted to the Village, but is later withdrawn. The plan called for a 90,000 square
foot project with up to 60 housing units, 30,000 square feet of retail space, and an underground garage with 300 parking spaces, a landscaped plaza over the railroad tracks between Freightway and Scarsdale Avenue.
2004: Initial phases of streetscape improvements begun in 2001 are completed, including the improvement of the taxi stand and Merchant’s Lot, installation of period lighting, bluestone sidewalks, street trees, and other features.
2005: The Village finalizes an agreement with a developer to redevelop the Robison lot as a four-story building, with retail uses on the
ground floor and three upper floors of 42 residential units targeted to residents age 55 and over; 240 parking spaces for building residents,
commuters, and shoppers will be provided below grade. Construction begins in 2006. It is expected to be completed in 2009.
2007: The Depot Place parcel is redeveloped and includes parking accessible via Depot Place, built into the existing slope; retail facing
the railroad station and in front, on Popham Road, and offices on the upper floors.
2007: The New York State Department of Transportation (NYSDOT) begins its scoping process of the rehabilitation or replacement of
the historic Crane Road Bridge (built in 1924) on the historic Bronx River Parkway.

Three Opportunity Sites
The last three or four decades are instructive. Certain initiatives like streetscape and pedestrian improvements have been widely embraced.
Developments such as Depot Place and Christie Place have occurred and provide parking, retail and residential opportunities, but the design
and ultimate success of Depot Place has been criticized. All previous developments for Freightway have been deemed too large for the smallscale feeling and character of the Village Center. Today, only one of the three key development sites identified in the 1994 and 1995 reports
remains vacant—Freightway. And two additional potential development sites have been identified: the block between Spencer and Christie
Place, and the southern portion of Scarsdale Avenue. The need to continue to comprehensively plan for all of these sites together, understanding how each relates to and impacts the other, is critical to the long term success of the Village Center as a whole. These sites are
shown in Figure 3 on page 6.
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3 Strengths, Weaknesses and Opportunities
As the Introduction highlighted, this planning process began as a listening exercise, with a concerted effort
made to gather input from shoppers, commuters, residents, and Village Center business owners. The outreach process helped identify the strengths and weaknesses of the Village Center, and helped frame and
explain the “tradeoffs” that need to be made when planning for the Village Center. These tradeoffs are a
sort of “balance sheet” where the needs of Scarsdale residents and the amenities residents would like to see
(such as parking, pedestrian access, variety of stores, restaurants, cultural venues, tax ratables, aesthetics,
and community spaces) must be balanced with the real hard costs of providing those amenities, whether
they are provided by the Village or in partnership with developers.

The results of the listening exercise are summarized below as a set of strengths, weaknesses and opportunities of planning for the Village Center.
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Strengths: What to Protect
Character. Charm. Convenience.
Residents enjoy the small-village feeling of Scarsdale’s Village Center. It is a walkable Village Center, filled with charm and historic character.
It provides a distinct sense of place; even more so when compared with the strip malls and big box retail of so many nearby suburbs.
The delis and diners, the restaurants on Scarsdale Avenue, and the sidewalks of this charming shopping district are bustling during the
daytime. Stores like DeCicco’s, Zachy’s, and others draw people to the Village Center and provide good anchors of activity. Essential services
like the pharmacy, dry cleaners, and banks are conveniently located near gift shops and lunch spots. The Teen Center is active and growing,
and is a place for ongoing programs including local music performances. And Chase Park and the Bronx River reservation are especially appreciated green spaces, where one can listen to a concert in the park or stroll the trail along the Bronx River. Recent improvements, like the
bluestone sidewalks, landscaping and lighting, and café table regulations are all viewed positively, reinforcing existing strengths.
The Village Center’s design reflects a traditional Tudor style, with brick and stone facades punctuated by distinctive, but not gaudy, rooflines,
including alternating gables and parapets. The most distinctive buildings, including the Harwood Building, the original core of the Village, are
no more than five stories, though heights throughout the Village Center range from one to six stories.
Several historic buildings, including the Post Office on Chase Road and the Railroad Station on Depot Place, help define the Village Center.
While the Harwood Building is not a designated landmark, it is a design model to be emulated. Its eastern side is fronted with one-story shop
fronts, complementing the open and welcoming feeling of both Boniface Circle and Chase Park. Its western side, fronting Harwood Court,
rises to five stories, and helps to frame the courtyard and give it a European-style feeling. Shops and services draw shoppers along the street.
Finally, a pedestrian arcade through the building connects Boniface Circle and Harwood Court (the arcade continues through the next block
to East Parkway), enhancing the character and walk-ability of the Village’s core.
The Village Center’s social ambiance as a meeting place is enhanced by its streetscape. Bluestone sidewalks, trees, benches, and outdoor
dining options along Spencer Place and Scarsdale Avenue all contribute to the social and aesthetic environment.
Open spaces and parks further reinforce the pleasant character of the Village Center. From the linear walking park of the Bronx River Reservation, to the traditional public space of Chase Park, which is routinely used for concerts and other events, to the planted traffic medians
along East Parkway, and the memorial at Boniface Circle, green spaces provide visual interest and a calming atmosphere to the hustle and
bustle of the business district.
Weaknesses: What to Fix
Retail mix. Pedestrian safety. Parking.
While Scarsdale residents do not want their Village Center to become a bustling downtown humming with activity at all hours, there is a
general sense that the Village Center feels deserted after the evening rush and particularly after 9:00pm. Participants in this Plan have
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reported that this lack of vibrancy undermines the Village Center’s character, and even makes some feel unsafe. Some of this has to do with
the Village Center’s retail mix, which caters to daytime shoppers and
commuters’ convenience needs. Stakeholders often expressed their
feeling that there are “too many jewelers, banks, and real estate offices”
in the Village Center. While this is generally a function of the types of
businesses that can best afford expensive Village Center rents, there
is a very strong desire for more restaurant and dining options, particularly of the pizza parlor / family restaurant style variety, as well as small
scale entertainment venues like a movie theater, café or performance
space, and events like a farmer’s market. Increased variety and amenities would improve opportunities for strolling, meeting friends and family,
and would enhance the community feeling of the Village Center.
Adding residential uses to the Village Center may also increase the Village’s vibrancy in evening hours.
An abiding and ever-present concern is that it is difficult at times to find
parking in the Village Center. This is particularly important to merchants
and shoppers, as well as to commuters. While the recently opened
Christie Place garage adds commuter and shopper parking opportunities, a detailed analysis of existing parking supply and demand should
be required for any future development. The parking study should take
into account shared parking options and the Village Center’s function
as a transit hub.
Opportunities and Needs: What to Plan for
Sensitive Development. Sustainability.

Top Ten Responses to Survey Question 8
What are the three best things
about the Village Center?
Park/Chase Park
Food
Shops/stores
DeCicco’s
Convenient
Lange’s Deli
Walkable/walkability
Convenient train access
Variety
Quaint/quaintness
Delis
Small/size

Weighted
Score
29
18
16
15
13
13
11
10
10
9
9
9

Where respondents were asked to “rank” their responses, the answers were given 3 points for highest, 2 for middle, 1 for third and,
in some cases, -1 for “don’t want.” This resulted in the “weighted
score.”

Top Ten Responses to Survey Question 9
What are the three things you
would most like to change?
Better parking
More restaurants
Improved traffic flow
Movie theater
More night life
Improve retail variety
Dinner places
More retail variety
Too many banks
Outdoor
Too pricey
Better shoe store
Cheaper stores
Less construction

Weighted
Score
84
39
13
12
11
10
9
6
6
4
4
4
4
4

More parking, accessible from all points of the Village Center, is desired. This includes parking at Freightway lot; there have been calls for better-managed
parking along Scarsdale Avenue. Parking must be provided in convenient locations for (1) employees/merchants, (2) shoppers, and, (3) commuters.
Future development on sites where there is currently parking must replace that parking, and should provide for any increased parking demand it induces.
There is a strong recognition that a mix of different uses, particularly ones that draw at different times of the day, can lead to opportunities for shared
parking and a more vibrant Village Center atmosphere. Some participants in this Plan have supported a shuttle bus or loop bus connecting the Village
Center with Village Hall, the high school, and the neighborhoods, as a strategy to reduce parking demand. Others have expressed ambivalence at this
idea.
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Top Ten Responses to Survey Question 4
Amenities you wish were more available,
even if it meant increased taxes or
a tradeoff that brought housing development?
Outdoor Dining
Movie Theater
Performance Space
Plaza Space
Special Events
Youth Center
Indoor Swimming Pool
Community Center
Private Gym
Housing

Weighted
Score
113
81
66
55
43
40
39
38
32
21

Good design in keeping with the scale and character of the Village Center is
of the utmost importance. (Many stakeholders feel that the CVS building at
7 Popham Road is a poor example of Scarsdale character. The lack of setback, building massing, and materials have all been cited as flaws in the
building design.)

More meeting places are desired. This includes restaurants and cafes, informal
space to run into friends and chat, and green spaces. Continuing civic uses in
Chase Park are desired, as are better connections between East Parkway, the
train station, and Garth Road to the Bronx River Reservation. Community and/or
cultural space is desired by residents (although property owners and developers
shy away from such non rent-paying uses), some of whom indicate their understanding the Village may have to pay for amenities such as this.
To increase pedestrian safety, better walkways and signage, speed humps, and other traffic calming measures are desired. More benches are desired.
More bicycle parking options are needed near the train station. Residents are also concerned about interim impacts during the construction of the Popham
Road and Crane Road bridges. In addition, a pass-through or pedestrian arcade from Spencer to Christie Place is wanted.
There is a strong desire to increase evening activity levels in the Village Center, and this begins with more restaurants and cafes. (People routinely mention
Bronxville, Rye, and Greenwich as favorable Village Centers to look toward.) Providing for residential uses above ground floor retail may provide the additional clientele for new restaurants and stores as desired by many survey participants. Street festivals like the antique car show and concerts are very
much loved, and people want to see these continue.
In terms of new development, some stakeholders feel strongly that, just as new development should “look like Scarsdale,” it should also be “green.” Green
design, which incorporates environmentally friendly materials, minimizes automobile use and encourages walking, bicycling and public transportation,
provides green planting with native vegetation, and that uses porous pavement, low-glare streetlights, etc. should be encouraged.
In addition, some stakeholders have mentioned that the Village should consider providing for various types of residential development such as agerestricted or “workforce housing” in mixed use buildings in selected locations if such development brought specified amenities to the Village Center. (See
response to Survey Question 4). One mechanism that might achieve this goal is inclusionary zoning which could require that a to be determined percentage
of new units are sold or rented at price points typically affordable to households in key community service sectors, including police and schoolteachers as
well as younger and older residents and those attracted to transit oriented development. These units should be integrated seamlessly into the building,
so that the resulting mixed use building would contain units that are affordable to households with different income levels—whether the households earn
an above-moderate income, a moderate income or below.3
Many residents of adjacent neighborhoods are particularly negative about any new housing in the Village Center. Responses to questionnaires, surveys,
and at community meetings noted that senior housing, workforce housing, and family housing are low on their priority list. Any housing that would be marketed to families with school-age children was almost universally pointed out as a potential burden on school capacity.
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3. For more information on affordable and workforce housing in Westchester County, visit http://www.westchestergov.com/housing.htm.

4 Vision, Goals, and Recommendations
The strengths, weaknesses and opportunities of planning for the Village Center are important items that
need to be considered, weighed, and adequately addressed in order to achieve a Plan based on balance
and consensus. To that end, this chapter sets forth a Vision Statement, a detailed examination of six overarching goals, and finally, recommendations of how to reach those goals and achieve the overall vision.
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Vision Statement
The results of the outreach process and stakeholder discussions can be summarized in a concise vision statement, a guiding principle that
represents the Village’s desired future. By clearly defining a future vision of the Village Center, we set the stage for defining how to make this
vision a reality. This statement is the guide for the goals and recommendations that follow.

In the future, the Village Center of Scarsdale will be a vibrant and pedestrian friendly center, where a mixed-use environment is
home to a diversity of businesses and pleasant gathering places where people of all ages interact. The Village Center will be an
important local-serving business district providing a healthy, balanced mix of businesses and services, where smaller and locally-owned stores thrive, and where residents and workers enjoy shopping, dining, and cultural variety.
In the future, the historic Tudor character and design will be maintained and enhanced. New development will provide public
amenities including parking, retail, restaurants, and cultural or community space and will reinforce the best aspects of the
Village Center’s character.
In the future, improved green space and park connections will reinforce the village-in-a-park character and bring residents and
workers closer to the charm and natural beauty of the Village Center. These connections will also reinforce the possibility and
the desirability of walking and bicycling, reducing the reliance on automobiles for daily needs and trips within the Village Center
area, and will provide a pleasant buffer between surrounding Village Center Goals
neighborhoods and the Village Center.
1. Protect the Village Center feeling, including its scale and character. Adhere to Scarsdale design principles.
2.

Attend to traffic congestion, and enhance walk-ability and
pedestrian safety and amenities. Maintain an acceptable level
of parking availability.

Goals and Recommendations

3.

Contribute to shopping, dining and cultural variety.

The path to this vision is shaped by the following six overarching
goals, which were developed as a direct result of the outreach
process described previously. Each goal statement is followed by
a brief discussion of findings that helped shape the goal statement,
and a set of recommendations that will help achieve each goal.

4.

Provide or connect assets to each other.

5.

Embrace innovation and “green” principles.

6.

Be fiscally responsible.

Goal 1: Protect the Village Center feeling, including its scale and character. Adhere to Scarsdale design principles.
The development of the Harwood and East Parkway buildings in the 1920s set the design standard for Scarsdale’s Village Center.
Their Tudor façade, wide sidewalks, pedestrian through-connections and mixed-use character create the charm which most residents have
in mind when they think of Scarsdale. The unique gable design and alternating “U” shapes break up the bulk of the buildings, making them
appear smaller and lower in scale than they actually are (they total four and five stories, but appear to be only three or four stories from a
pedestrian’s perspective). Since then, Scarsdale residents have placed a premium on the character of any new development. This is to good
purpose: it maintains the scale and mixed-use character of the Village Center, the district as a focal point and point of pride, and the economic
value of the entire area.
In general, it is reasonable to expect that development will occur on privately owned sites in the Village Center. The values to be realized in a setting like Scarsdale almost guarantee development. The overarching purpose of the Plan, of course, is to ensure that any new
development reflects the character and enhances charm of Scarsdale.
The current zoning scheme functions relatively well. Under the current zoning scheme, every major block is governed by its own specific
use and bulk regulations. This is a highly complex framework, but successfully regulates the allowable building size as a function of the lot
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size (also known as floor area ratio or “FAR” zoning). The
zoning designations include VCR (Village Center Retail),
VCO (Village Center Office), and PUD (Planned Unit Development). All designations allow typical Village Center
uses including a mix of retail and commercial office space.
However, VCR does not allow for ground floor offices. Only
PUD allows residential uses, and encourages senior housing. This zoning scheme controls for bulk and scale on a lot
by lot basis. The zoning map in Figure 6 (page 20), illustrates the current zoning designations for each parcel in the
Village Center.

Table 2: Summary of Zoning in the Village Center
Zones in the
Village Center
VCR 0.8
VCR 1.0
VCR 2.0
VCO 0.8
VCO 2.0
PUD 0.8-1.4
PUD 1.0

Maximum
Building Size

Maximum
Floor Area Ratio (FAR) *

1 story, 20 feet
2 stories, 35 feet
4 stories, 46 feet
2 stories, 35 feet
4 stories 46 feet
4 stories, 46 feet
184-204 feet above sea level **

0.8
1.0
2.0
0.8
2.0
0.8
2.0

* FAR is a measure of the building’s density. An FAR of 1.0 means that the
building’s floor area (square footage) is the same as its lot area. An FAR of 2.0
means that the building area is twice that of the lot.
** Buildings “to the south of the Popham Road Bridge” may be up to 204 feet
above sea level (equal to the height of the Harwood Building).

The PUD zones offer some design and bulk flexibility
Source: Village of Scarsdale Code, § 310-28.1.
over and above the other districts. The PUD 0.8-1.4 zone
covers the Christie Place development. The PUD 1.0 zone
covers much of the Village west of the railroad tracks, and encompasses the entire Freightway area, another “opportunity site.” The PUD
zoning allows no more than 10 percent of the total FAR to be used for nonresidential purposes south of Popham Road. While density bonuses
were granted in the (Christie Place) PUD 0.8-1.4 zone as an incentive to provide public parking, incentive density is not currently permitted
for the Freightway site.4 Extending density bonuses similar to those realized at Christie Place to Freightway, and perhaps to the SpencerChristie block, would increase the inherent value of these sites and could spur redevelopment inclusive of public amenities (such as parking,
community space, open space connections).
The zoning of the Merchant’s Lot just north of the train station is something of an anomaly in the Village Center. It is currently designated Residence A-3, which allows for residential uses on 10,000 square foot lots, as well as uses including churches, schools, playgrounds,
and small professional offices, and parks, playgrounds, public parking or other proprietary governmental uses. The lot is currently Villageowned, and no commercial development is anticipated at this time. Thus the underlying RA-3 zone need not be changed. However, in the
future, the Village should explore planning options that could include the creation of a better connection to the northbound side of the railroad
tracks and the Bronx River (similar connections are also discussed in Goal 3) and might provide a location for desired amenities such as underground parking, if a parking analysis determines additional parking is necessary.
All of the zoning districts in the Village Center also contain a mechanism to ensure building design is in keeping with Village character. The Village Center is designated as a “special design district” in the Village Code because of its “distinctive architectural style, its
historical pattern and character of building development, its open spaces and vistas and its role as an important community focal point.” All
developments in the Village Center undergo design review by the Planning Board, and, as an additional level of review, are referred to the
Board of Architectural Review (BAR) for additional input. Design guidelines are more explicit than for other districts; elements include architectural character, landscaping, and streetscape. This provision has performed reasonably well in the past, even ensuring that the new Christie
Place included façade materials in keeping with the brick and Tudor character of the core of the Village Center. Thus design review should
be continued and strengthened wherever possible.

4. Previous versions of the zoning code did permit incentive density, however. Section 310.28.1 Part B of the current Village code still refers to the possibility of incentive density in
the PUD 1.0 – 2.0 zone. However, this zone no longer exists; the zoning for the Freightway and Depot Place areas was revised to PUD 1.0 in 2001.
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Figure 6: Village Zoning
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Stakeholders, in interviews and in surveys, indicate that they do not approve of the design of 7 Popham Road. This is despite the intensive design review process by the Planning Board and the BAR, and numerous consultations between the Planning Board, BAR, and the
developer. The height and bulk of the building do not adequately respond to the grade change of the Popham Road frontage. Thus, though
the building is only two stories tall, the southwest corner of the building overwhelms the corner of Depot Place and Popham Road. The arched
façade, while originally intended as a café or arcade area to serve small retail stores (not one large drugstore), is an inactive space and
serves to push the storefronts and vitality away from the sidewalk. No street trees or plantings soften the pedestrian landscape.5 The result
is a bleak streetscape punctuated by Popham Road traffic. Existing design guidelines would seem to have precluded this type of development;
whether or not they were closely followed is debated by most participants in the process of developing this plan. Stronger or more explicit
design guidelines, and a provision that applicants provide full perspective drawings (delineating views and vistas) and full plans (delineating
streetscape treatments, among other items) could have resulted in a building more in keeping with the scale and character of the Village
Center. Several principles that have been expressed throughout the process of developing the Plan but are not currently included in the
design guidelines include:6
•
•
•
•
•
•
•

Requiring building form and massing to echo the “U” shapes of the East Parkway Building where alternating height and setbacks serve
to break up the visible mass of the building;
Requiring facades to incorporate a variety of distinctive natural materials, including stone, brick, stucco, and half timbers, that add visual
interest and break up the mass of an otherwise uniform wall;
Requiring rooflines, in addition to featuring gables, dormers and turrets, to feature pitched slate roofs;
Requiring rooftop mechanical equipment and rooftop structures such as elevator rooms be attractively screened and designed so as to
enhance views and vistas;
Requiring ground floor uses to be active retail uses with display windows to the maximum extent practicable (allowing for lobbies and
building access);
Requiring curb cuts needed for parking and loading access to be minimized so as to enhance pedestrian safety and walkability.
Requiring buildings to have a comprehensive lighting, awning and signage plan that is limited to the ground floor.

Recommendations
Consider the following:
1.
2.
3.

4.

Generally, maintaining the current underlying zoning scheme, except at the three opportunity sites.
Studying incentive zoning provisions, similar to the PUD 0.8-1.4 zone, for the PUD 1.0 zone to enhance future value of these sites.
Maintaining the provision that all new development must undergo design review, but revisiting the procedures to include provisions for
perspective drawings, detailed site plans, etc. so that the Planning Board and Board of Architectural Review (BAR) can ensure plans respond adequately to each site’s unique attributes.
Supplementing or updating existing design guidelines to include additional features as noted above.

5. Street trees and other improvements will be included as part of the Popham Road Bridge replacement project.
6. Existing design guidelines can be found in the Village Code § 310-12. C.
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Goal 2: Attend to traffic congestion and enhance walk-ability and pedestrian amenities. Maintain an acceptable level of parking
availability.
Calls for reduced traffic congestion, increased walk-ability, and parking have been constants throughout the development of this
plan (and indeed have been abiding concerns for decades). As a business district, the Village Center is a magnet for both pedestrians
(shoppers, train commuters, etc.) and automobiles, particularly during the morning and evening rush hours, when both pedestrians and
vehicles are present in great volumes and close proximity. During these periods, however, traffic speeds are naturally kept at a snail’s pace,
and the Village stations a police officer and patrol car on East Parkway to manage flow and enforce pedestrian right-of-way laws. [Image]
Pedestrian safety and traffic incidents are a concern, particularly during prime lunch and shopping hours when there is less commuter traffic, more “non-destination” traffic, and drivers are focused on a search for parking spaces. Thus pedestrian safety and traffic are
major concerns throughout the Village Center. This is especially true near the Popham Road Bridge and the East Parkway / Scarsdale Avenue
intersection. The Crane Road exit off of the Bronx River Parkway empties onto East Parkway, and Popham Road, being one of the few east-

Average Vehicle Trip Generation Rates of Selected Land Uses
Weekday
Average

Weekday
morning peak

Weekday
evening peak

Land Use
Residential condo/townhouse
Senior adult housing attached
Planned unit developments

Trips/unit
5.86
3.48
7.50

Trips/unit
0.44
0.06
0.58

Trips/unit
0.52
0.11
0.72

Land Use
General office building
Medical-dental office building

Trips/
employee
3.32
8.91

Trips/
employee
0.48
0.80

Trips/
employee
0.46
0.97

Trips/
1,000 sf gfa
89.95
127.15

Trips/
1,000 sf gfa
5.57
13.53

Trips/
1,000 sf gfa
9.02
18.80

Land Use
Quality restaurant
High turnover sit-down restaurant
gfa = gross floor area
Source: ITE Trip Generation, 7th Edition (2003)

bing.com 2010
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west through roads in lower Westchester, brings a large amount of through or “non-destination” traffic through the Village. Pedestrian-vehicle
accidents occur in this area which may be due to unconventional crossing configurations, and the general volume of traffic.
A combination of strategies is called for. First, new development should not contribute substantially to rush hour traffic flows. Congestion
at these times already impairs the convenience of moving to and throughout the Village Center. Large office buildings, for example, would
bring a crush of cars and workers into the Village at these times, and should not be allowed. Allowable uses should be local-serving in nature
and not serve as regional destinations. The existing zoning controls for this to a great degree, by limiting the range of allowable uses and the
floor area of those uses, which should hew to these well-conceived guidelines. Certain exceptions to this rule may apply. For example, a
small-scale concert hall or cultural use may in fact be a destination, but would likely bring visitors primarily during evening hours or on weekends.
The second strategy is to slow traffic speeds. This can be accomplished by a number of traffic calming devices and streetscape techniques,
along the lines of what the Village has already employed. Better defined walkways and signage, speed humps, and other traffic calming
measures should be incorporated into the site design of any new development. The feasibility of additional traffic calming measures, including
stationing a police officer and patrol car at other dangerous intersections (such as at Popham Road and East Parkway or Popham Road and
Chase Road) should be investigated.
Reducing traffic flows and speeds would certainly increase walk-ability and pedestrian safety, and these strategies can be supplemented by enhancing the streetscape. While most of the Village Center is pedestrian friendly and visually appealing, some areas are less
attractive to walkers. This includes the western Popham Road, where pedestrians are not buffered from the roadway by trees or plantings,
and where there are few benches or places to rest. The pleasant and safe character that exists at the core of the Village Center should be
extended outward to these areas. Street trees and landscaping recently completed on East Parkway and planned for lower Popham Road
(along with the bridge replacement), will make the roads seems less like highways and more like village streets, naturally slowing traffic
speeds.
Pedestrian arcades are vital and appreciated connections. The pedestrian arcades between the East Parkway and Harwood buildings
serve as shortcuts within the shopping district, connect parking spaces to busy retail areas, and provide unique pedestrian-only spaces. A
planned extension of the southbound railroad platform under the new Popham Road Bridge (mirroring the northbound platform) will better
connect the parking areas at Freightway to the railroad station, minimizing pedestrian-vehicle conflicts on Popham Road. Additionally, participants in this planning process almost universally called for an arcade
through the Spencer/Christie block in order to reinforce pedestrian activity and enhance connections between parking and retail.

Parking
Maintaining an acceptable amount of parking is critical to maintaining the convenience and competitiveness of the Village Center.
There are about 1,280 parking spaces within the Village Center (900
long term, 300 short term), including the garage in the new Christie Place
building. In addition, the Village contracts with a private firm to provide
200 spaces of valet parking in the Freightway garage level 1A and the
open lot. Thus there are about 1,480 spaces in the Village Center, not
counting privately-owned lots such as the lot off Overhill Road or DeCicco’s.
Parking issues are not new. They have been debated since at least
the 1950s. As a major commuter hub, and as a charming and successful
business district, Scarsdale will likely never be satisfied with its parking
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supply. And although both merchants and residents support increasing parking supply, there
is little support for another parking structure similar (in appearance and visual prominence)
to the Freightway garage, which would be both expensive and detrimental to community
character.7
Shoppers, commuters, and merchants all need parking. But each should be viewed as
a different class of parker. Shoppers require the most convenient and shortest term spaces;
on street meters suffice for this purpose. Commuters require long term parking within walking distance of the train station; the lots at Freightway and along Scarsdale Avenue serve
this purpose. Merchants, ideally, require long term spaces for themselves and their employees within walking distance of their place of
business, and should not be permitted to occupy short term spaces needed for shoppers. Thus the philosophy of the Village has been to
place long-term parking on the periphery of the Village Center (e.g. Freightway Garage, Scarsdale Avenue, Merchants’ Lot and Christie Place)
and use the core of the Village Center (e.g. Spencer Place, East Parkway, Chase Road, Garth Road) for short-term parking convenient to
the retail stores.
In general, parking is conveniently and appropriately located. Long-term off-street parking is generally located away from the main core
of the business district. The long-term spaces, in the Freightway garage and lot (approximately 25 metered spaces), the Beatty lot (approximately 50 metered spaces), lots between Scarsdale Avenue and the railroad tracks (approximately 100 metered spaces), and, beneath the
new Christie Place building (approximately 380 total spaces), do not interfere with the continuity and charm of the main shopping areas. Long
term parking is provided by both permit and long-term meters. Short term parking for shoppers provided by metered spaces within the core
shopping area (including 80 of the new spaces in Christie Place, and several more added as a result of the Village’s Phase IV streetscape
improvements on East Parkway). A total of nearly 670 metered parking spaces are located both on and off street throughout the Village Center.
Addressing parking problems for shoppers, in the short term, is more about parking management than supply. The Village Manager’s
Office manages the parking on a day-to-day basis, but there is not an official written parking management policy, due to the small size of the
Village organization. (The Village Board oversees the parking fee structure and recently increased the meter fees as well as the parking
permit fees.) Consideration should be given to developing a written parking management policy to manage its parking resources. While the

24

7. A previously proposed parking garage for the former Robison Lot on Christie Place would have provided over 400 spaces (a net gain of 120 spaces), but it was scuttled in 2003.

policy is likely to change over time, it can be reviewed and referenced in the context of the Village planning decisions.
The perceived parking problems in the Village generally concern shortage of short term parking for shoppers as opposed to long term
commuter parking. Short term parking supply and usage is well monitored by the Village. It is also more or less appropriately priced, with
spaces within the core of the Village Center being most expensive, and those on the periphery costing less. Some investigation might be
made into the time limits for meters in certain places (meters in the core of the Village Center are generally 90-minute meters). The existing
15-minute meters in front of the Post Office are good examples of right-timing meters to need. The Village should continue to adapt the timing
of parking meters where appropriate and explore whether shortened meter times might be appropriate at some locations to encourage faster
turnover of spaces. This strategy should be investigated with the full input of merchants and shoppers, who, in the past, have noted that
meters of less than 60 minutes were too short to allow for sit-down dining or window shopping.
Parking management, shared parking, and reduced parking demand have important roles to play in the long term. To a certain extent,
the Village already engages in shared parking. The majority of activity in the Village Center occurs during the late morning and early afternoon.
Restaurants are generally busy during the evening hours. Parking meters are in effect between 6 am to 6pm; after 6 pm, parking is free. In
addition, in an effort to accommodate Village Center merchants, employees and residents, the Village offers free parking in the long-term
levels of the Christie Place Garage and Freightway Garage on weekends and holidays.
The Village has debated parking management strategies such as shortening meter time limits and increasing meter fees—strategies that
could encourage more frequent turnover of short-term parking spaces. But there is a general belief that overall supply is too limited to undertake
drastic changes. In the longer term, the provision of shared parking should be investigated. Shared parking, where uses whose peak hours
are at different times of a day (for example a doctor’s office during the daytime versus a restaurant at night) can effectively kill two birds with
one stone. The Village already recognizes that shared parking can be appropriate in certain situations (Village Code Section 310.70, C.), and
the Planning Board can waive up to one-third of required parking. The Planning Board should investigate lowering or waiving parking requirements for restaurants (particularly in key areas such as Scarsdale Avenue; see Goal 3 for further discussion) when it can be reasonably
assured that parking demand can be shared with other nearby uses.
Provide incentives to reduce parking demand rather than increase the parking supply. Some municipalities give developers the option
to reduce parking demand instead of increasing the parking supply. To reduce parking demand, developers typically provide incentives—
such as transit passes for commuters—that encourage travel by alternatives to solo driving. Another possible policy is to provide shared-car
parking spaces instead of private parking spaces. The addition of bicycle racks to encourage the use of bicycles on trips to the Village Center
could also reduce parking demand. Parking ratios for new residential developments that provide free memberships and/or spaces to carsharing programs (e.g. Zipcar or Flexcar) could be reduced. Demand management techniques include:
•
Carpool/vanpool
•
Passes for car-sharing systems such as Zipcar or Flexcar
•
Transit passes
•
Physical and functional linkages to transit facilities
•
Demonstration of shared parking potential (e.g. daytime uses are different from evening/weekend uses).
Short of the Village directly funding construction of a new garage (as with Freightway), expansion of the parking supply if necessary
boils down to working with developers to include additional parking, employee shared parking strategies or expanding the payment
in lieu of parking options in any new development. This strategy also ensures that the Village is benefited by a mixed-use development,
providing retail, office or residential opportunities as appropriate, while maintaining overall control on design and building size. The development
of the Christie Place underground garage is a good example of this strategy in action. There are three key sites on which this strategy might
be attempted in the future: Spencer/Christie Place, Scarsdale Avenue, and Freightway. The Merchants’ lot may also be an opportunity site in
this regard.
Spencer/Christie and Scarsdale Avenue have less parking potential than Freightway. Below-grade structured parking at Spencer/Christie
is difficult given the physical, ownership and leasehold constraints and would be very expensive. In addition, the curb cuts required for access
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to a garage, and the friction caused by entering and exiting cars, could reduce curb-side parking and increase congestion. On Scarsdale Avenue, the sites on the east side are very shallow and generally small. The real opportunity for parking on Scarsdale Avenue is to marry future
development of Freightway with a redesign of the surface metered parking on the western side of the street nearest the railroad tracks.
The best hope of achieving a real net parking gain should be a shortfall be identified is with the redevelopment of the Freightway
lot. Its natural grade changes and proximity to the railroad station make it the logical choice for a parking structure. It is also owned by the
Village. Most, if not all, of the parking could be below-grade and screened from Popham and Garth Roads with retail frontage. The potential
redevelopment of Freightway is discussed later in this plan.

Recommendations
Consider the following:
Traffic and Pedestrian Safety:
1. Continuing to prohibit large-scale uses that would add to traffic during peak hours.
2. Prohibiting large-scale uses that are regional destinations, but consider uses, by special permit, that would bring patrons primarily at offhours.
3. Investigating additional traffic calming measures such as stationing a police officer or patrol car at additional key intersections.
4. Monitoring and evaluating the new streetscape improvements on East Parkway and those planned for Popham Road, making improvements where necessary, and incorporating lessons learned into designs for any future development.
5. Requiring pedestrian arcades in any development, where possible.
Parking:
1. Continuing to recognize the differing needs of commuters, merchants, and shoppers and pricing and timing parking meters appropriately.
2. Investigating the feasibility of shared parking, particularly at new developments and for restaurants and cultural venues, and investigating
lowering or waiving parking requirements (for new buildings or reuse of existing buildings) when appropriate.
3. Requiring structured parking with any redevelopment of Freightway while adhering to design guidelines. Requiring that parking be below
grade where possible, the front and principal sides screened from view by active ground floor uses, the rear of the structure screened
by neighboring buildings, and commercial-residential uses facing all public streets, where possible.
4. Adding bicycle racks to encourage the use of bicycles on trips to the Village Center.

Goal 3: Contribute to shopping, dining and cultural variety.
The Village Center’s retail offerings generally reflect its charm, character, and functionality. A sprinkling of cafés and restaurants, conveniently
located services including a grocery store and florist, as well as banks, jewelers, and clothing boutiques are all located within the core of the
district. But almost all participants (particularly youth) in this plan decried the Village Center for feeling “desolate” or “abandoned” in the
evening. Increasing the shopping, dining and cultural variety will, however, go a long way to making the Village Center feel more lively at all
hours of the day, and will in particular enhance its appeal in the evenings. (See Figure 7 on page 27).
Village Center gateways do not reflect the charm of the core. The Scarsdale Avenue, Popham Road, and Garth Road “gateways” into the
Village Center are not in keeping with the character of the historic core. This is particularly the case with the gas stations on Scarsdale Avenue.

The presence of convenience uses and restaurants is a critical foundation of the business district. Nearly 70 percent of respondents to the
survey visit convenience stores like the groceries and pharmacy on a weekly basis, and nearly half of respondents visit restaurants and dining
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Figure 7: Retail Mix
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establishments on a weekly basis. Services, including the post office, and
comparison stores, like boutiques, are visited less frequently, mostly on
a monthly basis, but are still a major draw. All of these uses are strong
generators of foot traffic and lend vitality to the Village Center. On the
other hand, offices, which round out the business mix, are visited the
least often. Office uses generate the least foot traffic and contribute little
to the vibrancy of the business district.

Ground Floor Uses in the Village Center
Type
Comparison shopping
Food and dining
Convenience
Personal service
Real Estate
Banks
Non-profit office
Vacant
Total

Total
41
20
14
10
7
6
2
1
101

Percent
41%
20%
14%
10%
7%
6%
2%
1%
100%

Participants in this planning process echoed a nearly constant re- Source: Phillips Preiss Shapiro Associates, Inc. 2008
frain that the variety of shops is too narrow, and there is little open
after the evening rush hour. Given the sources of retail demand, including the thousands of Metro North commuters each weekday (at about 5,000 commuters per day, it ranks as the second busiest station
in Westchester, after White Plains) and the high-income (thus buying power) of Scarsdale’s population, it might be surprising that there aren’t
wider shopping and dining options.
But retail diversity is as much about an adequate supply of space, at the right prices, as it is about demand. In the case of Scarsdale,
rents are high—asking rents for retail space ranges from $40 to nearly $100 per square foot, higher than many other business districts in
Westchester County (but comparable to other high-income communities like New Canaan and Westport, Connecticut)—reducing the viability
of low-margin retailers and restaurants, and favoring uses that can pay more.
Comparison stores dominate the retail mix, given the high rents and substantial spending power of residents of Scarsdale and surrounding communities. A disproportionate number of stores, roughly 40 percent of all ground floor uses, are comparison stores8 (generally
high end clothing and jewelry boutiques). These are all geared towards the upper end of the income spectrum, and they contribute relatively
less to street life, foot traffic, and vibrancy than do convenience uses and dining venues.
Real estate offices and banks make up about 13 percent of the total. These uses also dampen street life and vibrancy, especially when
they are on prime corners.
High rents and related factors have led to a relative dearth of restaurants and cultural venues in the Village Center. While rules of
thumb hold that traditional downtowns are one-third restaurants, the Village Center’s proportion is at about 20 percent. Furthermore, only a
handful of the existing restaurants and cultural venues remain open after lunchtime through the evening dinner hour.
But restaurants are highly valued, and more than adequate demand exists. According to the June 2008 survey, the existing restaurants in the
Village Center are one of the most important amenities. Time and again in public meetings and in casual conversation, villagers want more restaurant
and dining options. Indeed the June 2008 survey ranked the new restaurants as the most desired new/additional amenity in the Village Center.
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8. Comparison” stores refer to clothing, gifts, furniture and other items that are differentiated by price and quality, and which one does not frequently patronize. This is as compared
to “convenience uses,” which refers to groceries, dry cleaning and other day-to-day services, for which a premium is placed on convenience and proximity, because they are patronized at least on a weekly basis.

It is instructive to consider the location of the existing dining venues. Restaurants,
which pay less in rent than high-end boutiques, are less likely to be found in the most visible or central locations. In Scarsdale’s Village Center, Lange’s, the Parkway Diner, and
Starbucks are in the most visible (and presumably highest rent) locations. Kirari Sushi on
Garth Road, Ko Ko Sushi on Christie Place (though new construction is sure to increase
visibility here soon), Moscato and Scarsdale Metro Restaurant on Scarsdale Avenue are
in relatively more peripheral (and presumably lower rent) locations. Even the location of
a new restaurant in the Christie Place development is on the relative periphery, despite
its being cross-subsidized by the high-end residential uses in the development itself, and,
presumably, being patronized by the building’s higher income residents.
Sidewalk cafes are an excellent and comparatively easy way of “increasing” the
availability of dining options. Sidewalk cafes are naturally places to “meet and greet,”
and to “see and be seen.” In this way they enhance street life and vibrancy. Current sidewalk café regulations have been successful—Lange’s, Moscato, and the Parkway Diner
have all taken advantage of this program. But some restaurants may balk at the program,
either because they lack uniform or well-designed café tables and planter boxers, or they
lack the space to store these items when the café is not in operation. The Village, and
particularly the Chamber of Commerce, should investigate how to help in this regard. Options include sponsoring furniture purchases or making loans for purchases, providing
mutual storage space, etc.
Outdoor dining in unlikely locations can also enliven a Village Center. Current regulations require a minimum of four feet of unobstructed sidewalk between the sidewalk café and the curb as a pedestrian way. This regulation is well conceived, but could
preclude sidewalk cafes on narrow streets like Christie Place. Consideration should be
given to periodic closings of streets like Boniface Circle and Harwood Court which offer
the potential of a very European style outdoor court experience, and encouraging outdoor
dining or markets. These might be regular happenings, say each Friday evening in the
summer, or they may be themed events like a small-scale “Taste of Scarsdale” event or
a weekly farmer’s market.
Movie theaters, performance space and similar cultural venues were also highly
valued by survey respondents ranking second and third respectively after restaurants.
There are a number of other strategies that can be pursued to increase shopping,
dining and cultural variety. The first strategy serves to limit the types of ground floor
uses that can outspend and thus out-compete restaurants and cultural venues. Regulations that prohibit, for example, banks and real estate offices on the ground floor along
certain streets, or that set a minimum amount of street frontage that must be reserved for
active retail uses (say, 85 percent), have been shown to be effective. And, in high-demand
retail markets like Scarsdale, it is probable that the space would not remain vacant for
want of a user (indeed there is less than a five percent ground floor vacancy rate now).
Communities like Rye and Greenwich have instituted these types of regulations.
The second strategy serves to boost the viability of uses that cannot pay high rents or are
restricted by certain zoning provisions. Strategies that should be investigated include al-
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lowing restaurants and cultural venues to occupy small and oddly shaped spaces (i.e., no floor area minimums), reducing parking requirements,
continuing to support outdoor dining (which requires restaurants to pay the Village only a small fee, rather than a substantial monthly rent for
additional space). Note that this generally does not involve inducing developers of new buildings to include restaurants on their ground floor
(most developers of mixed use development will want to include restaurants as a marketing tool anyway, even if they do not pencil out as a
profit maker). In addition, both businesses and residents are benefited by an enhanced streetscape and the regular evening and weekend
activities such as those offered by restaurants and cultural venues.
Parking requirements for restaurants preclude the development of new restaurants. Current zoning requires one parking space for
every 75 square feet of restaurant floor area. This means that if a small space of 2,000 square feet on Scarsdale Avenue, for example, were
to be redeveloped into a restaurant, it would require about 26 parking spaces. Finding this amount of extra parking in the Village Center,
much less on-site, is almost impossible. Parking requirements on this order should be reduced to a bare minimum or eliminated altogether.
At the very least, restaurant parking requirements should be reduced (a Existing Parking Regulations
standard of 1 space per 100 or more square feet is used in similar local
Area (sf)
Spaces
Required
compact business districts). In certain designated areas, the Planning
Board should investigate whether further reductions or full waivers would Restaurants:
2,000
27
be appropriate on a case by case basis. (As discussed in Chapter 5, 1 space per 75 square feet
1,000
13
Scarsdale Avenue might be one such designated area.)
Office:
2 space per 200 square feet*

2,000
1,000

10
5

More people means more demand for retail, dining and cultural ven- Retail ground floors:
2,000
13
ues. Attracting additional people to the Village Center will contribute to 1 per 150 square feet
1,000
7
the vibrancy of the local retail, dining and cultural scene. One of the best Retail upper floors:
1 per 250 square feet
2,000
8
ways is through regular civic events, of which outdoor dining, markets,
1,000
4
or food festivals are just some examples. Other examples include ex*If medical or real estate office, then 1 space per 150 square feet
panding civic and educational facilities into the Village Center. Perhaps
a high school course in business development administration can be
taught in a Village Center location, perhaps in partnership with a local business. The library is investigating ways to increase its accessibility
with a Village Center presence with a “Go Library,” a library vending machine (the first in the Eastern U.S., to allow access to select library
materials 24 hours a day, 7 days a week). Finally, establishing free wireless internet across the Village Center would reinforce the area as a
place to be, to buy, and to meet, greet, and eat.
Increasing people in some downtown districts usually means increasing residential opportunities. While some Scarsdale residents
have spoken against any additional increase in Village Center residences, fearing negative impacts on traffic, parking, and school capacity
and finances, others have said they would consider housing development if it brought specified amenities to the Village Center (See Chart
Page 18). A happy medium should be found, where private developers are allowed to realize the profits that Village Center residences bring,
and where any negative incremental impacts of these residents are minimized. In this way developers are more likely to provide restaurants
or cultural venues that not only benefit current residents, but bring new ones in. This topic is taken up in more detail in the following chapter
discussing the three key sites.

Recommendations
Consider the following:
1. Requiring all ground floor uses in new or substantially redeveloped buildings be active retail, restaurant or cultural uses. This should be
applied to all Village Center zoning districts.
2. Limiting bank branches and real estate offices, especially on corners. The PUD zoning statute already prohibits real estate offices, driveup commercial establishments, and retail on upper floors.
3. Requiring developers to include restaurants and/or cultural venues on the ground floor of any new development in designated areas of
the Village Center.
4. Continuing to allow sidewalk cafes in the Village Center, and more proactively marketing the program and investigating ways in which
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5.
6.
7.
8.

the Village and/or Chamber of Commerce might sponsor additional venues.
Promoting additional outdoor dining options by investigating street closures and regular events in the Village Center. Again, the Village
and/or Chamber of Commerce could have a significant role to play in this effort.
Reducing or waiving parking requirements for newly developed restaurants and/or cultural venues (either in existing buildings or in any
new development) in designated areas in the Village Center.
Working with the library, school district, and Chamber of Commerce to expand civic and educational uses to the Village Center, including
high school classes, a library kiosk, and wireless internet.
Permitting various types of residential development such as age-restricted or workforce housing in mixed use buildings in selected locations in the Village Center. Such housing units could be sold or rented at a variety of price points typically with some affordable to
households in key community service sectors, including police and schoolteachers, as well as younger and older citizens and those attracted to transit-oriented development.

Goal 4: Provide or connect assets to each other.
The Village Center is ringed by parks and green spaces, but few connections between these resources exist. Connecting these assets and
providing additional recreational assets is an important opportunity.
Chase Park is a very visible and widely used resource. It should continue to be a focal point for the Village Center and a site for community
events. Even this area can be improved, however. Consideration should be given to visually expanding it across Woodland Place to the currently
vacant lot. The lot, on the corner of Woodland and Chase, is currently owned by the Village. It should be cleaned and landscaped as passive natural
open space resource. In this way, the lot would provide a visual edge for the Village Center, helping define the business district. It would also enhance
the desirability of outdoor dining at the new restaurant that is part of the Christie Place building.
The Bronx River Reservation and bicycle path are often overlooked as a part of Scarsdale. The Bronx River and linear bicycle path stretch
through southern Westchester County and form an important green link between communities from Valhalla to the northern Bronx. The southbound
(western side) of the railroad station is directly connected to the park already, but there are several opportunities to better link the park to the Village
Center: (1) improved landscaping and streetscape along Popham Road, which would draw people downhill to the River; (2) improved signage, from
the Village Center, the train station, and from Garth Road, which would direct people to the Park and River; and (3) a new connection from the
Merchant’s Lot and East Parkway area,
probably via a new Crane Road bridge, to
provide an additional access point.
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Any new development should include provisions to provide connections between blocks, and provide or connect adjacent green spaces.
This includes a pedestrian arcade connecting Spencer Place to Christie Place, a connection that would enhance the continuity of the shopping district,
echo the existing arcades through the Harwood Building connecting Boniface Circle, Harwood Court, and East Parkway. The concept has been supported by residents for decades. Furthermore, this connection should naturally link with the pedestrian bridge (just rebuilt) over the railroad tracks between Scarsdale Avenue and Freightway, and through Freightway to Garth Road and the river.

Recommendations
Consider the following:
1. Greening the municipally-owned lot at the corner of Woodland Place and Chase Road as passive open space.
2. Providing signage and new connections to the Bronx River Reservation.
3. Working with the reconstruction of the Crane Road Bridge of the Bronx River Parkway to include a pedestrian connection from East
Parkway over the railroad and down to the river.
4. Requiring any development on the Spencer-Christie block to provide a pedestrian arcade between Spencer and Christie Places.
5. Requiring development on Freightway to provide and/or enhance connections to Scarsdale Avenue, Garth Road, and the river.

Goal 5: Embrace innovation and “green” principles.
Scarsdale was one of the first suburban communities in the country to pass zoning regulations. These provisions have been updated
and strengthened ever since, and continue to function relatively well in protecting the character and economic value of the entire Village.
Residents are ready to embrace, and indeed have expressed a desire for, Village Center zoning that encourages green building principles
and other measures toward sustainability. On the one hand, this stems from a realization that green design principles can help alleviate major
issues the Village Center has been facing for decades, including storm water flooding and storm water runoff, traffic congestion, and limited
parking supply. On the other hand, it is also the result of a general realization that green design is good for the environment and quality of
life.
Green design is achievable, particularly in a high value area like the Village Center. Stormwater runoff prevention should be a high
priority for any new development. This can be accomplished by any number of green principles, including “green roofs,” where planted roofs
capture and absorb rainfall, and distribute excess water in a controlled manner. Green roofs, rainwater capture, rooftop solar and wind power
facilities, are incentivized in some communities by lower sewer and stormwater fees for new development, reducing waste collection or energy
fees, etc. Caution should be given however, to maintaining Scarsdale design principles when considering green roofs.
A number of cities and towns in the U.S. have adopted green building policies and encourage green building. These policies generally
state the municipality’s commitment to environmental, economic, and social stewardship. While most policies to date have covered only those
buildings built by and for the municipality, municipalities can use zoning regulations and incentives to induce green development of privately
owned sites. Scarsdale should consider this type of policy for at least the three key development sites in the Village Center.
There are excellent models from which to draw guidance and examples. The Leadership in Energy and Environmental Design (LEED)
program sponsored by the U.S. Green Building Council is perhaps the most prominent. Its rating system for new construction includes examining provisions made for sustainable sites (e.g. access to public and alternative transportation, provisions for bicycle parking, shared
parking, and on-demand car services), water efficiency (e.g. demand reduction technologies and innovative wastewater reduction techniques),
energy and atmosphere (e.g. heating and cooling, and renewable sources of energy), materials and resources (e.g. sustainable building materials, reused and recyclable materials, and waste reduction), and indoor environmental quality (e.g. daylighting, non-toxic or non-emitting
materials).
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Benefits of Green Building
Environmental benefits:
•
Enhance and protect ecosystems and biodiversity
•
Improve air and water quality
•
Reduce solid waste
•
Conserve natural resources
Economic benefits:
•
Reduce operating costs
•
Enhance asset value and profits
•
Improve employee productivity and satisfaction
•
Optimize life-cycle economic performance

Recommendations

Health and community benefits:
•
Improve air, thermal, and acoustic environments
•
Enhance occupant comfort and health
•
Minimize strain on local infrastructure
•
Contribute to overall quality of life

Consider the following:
1. Adopting a green building and/or sustainability policy that would require all Source: U.S. Green Building Council
new public and private development in the Village Center to have, as a minimum, important “green” aspects that benefit the public good (such as open space, green roofs, water and air treatment and green construction practices).
2. Encouraging new public and private development in the Village Center to be built to the standards of a green ratings system such as
LEED as a way to ensure transparent implementation of, and progress toward achieving, the green buildings policy.
3. Utilizing zoning incentives to encourage green building above and beyond any adopted green ratings system.

Goal 6: Be fiscally responsible.
The foundation of Scarsdale’s value rests to a great deal on the quality of its school system and its Village government. These
services are heavily reliant on local property taxes to fund their budgets. And the budgets are in direct relation to the size of the student population and the types of services the school district is required to provide. From the beginning of this planning process, the community
expressed its concern that new development in the Village Center should not negatively impact either of these institutions.
Generally, the greatest negative fiscal impact relates to the number of school age children in a new development. New school age
children are generated in higher numbers by new single and two-family residential development, less so with multi-family and townhouse development, and even less so with age-restricted residential development. Thus, because Village Center residences have tended to be agerestricted units, residential development in the Village Center has added little or no burden on the school system. Any residential or mixed
use development should be required to analyze its potential impact on the public school system
Mixed-use development is generally a fiscal positive. In mixed-use buildings, commercial uses tend to generate more tax revenues than
they require in municipal services. Any residential uses in mixed-use environments tend to be smaller units, or luxury units targeted to retirees,
that are worth much more in tax revenues than they demand in tax expenditures for school or municipal services.
Scarsdale’s tax base might support either subsidizing or directly paying, over the long term, for the cost of new public amenities,
including parking. For example, the Village underwrote the construction of the Freightway garage with bonds which have been paid back
through parking fees and taxes. The Village could, at its option, repeat this precedent by building a new garage itself on Village-owned land.
Any new spending should be approached with caution and prudently evaluated based on current and future fiscal conditions.
The Village may instead wish to mandate that any new development include provisions for public amenities, including parking.
Certain amenities like landscaping, public benches, and greenway connections would not be prohibitive for a developer to build. But requiring
a public parking garage could reduce the economic return (and hence the value) of a parcel, and the Village would be required to cover the
cost of the mandate or otherwise compensate the owner.
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But the Village may not have to pay for mandates. Incentive zoning
would use the inherent value of privately-owned sites to build new
public amenities. A density bonus to a developer would provide the
developer with the revenue/profit basis from which to pay for a public
amenity the Village desires. Such a scheme was successfully negotiated for the Christie Place site on the former Robison Lot, where the
Village is receiving a substantial amount of public parking in exchange
for permitting extra density, and could succeed at other privately-developed sites.

Recommendations

Multifamily Buildings and School Impacts
A study conducted by planning consultants in 2008 for a potential development project in another local municipality analyzed the number of
schoolchildren in existing Village Center housing stock including The
Chateaux and Popham Hall (50 Popham Road). The study found that
during the 2007/2008 school year, The Chateaux, with 112 co-op apartments, had 22 school age children or 0.20 schoolchildren per unit.
Popham Hall, with 63 rental units, had 13 school age children, or 0.21
schoolchildren per unit. This is shown in the following table.
Total units
Children grades K-5
Children grades 6-8
Children grades 9-12
Total schoolchildren
Percentage
schoolchildren / unit

Chateaux
112 co-ops
13
3
6
22

50 Popham Road
63 rentals
4
2
7
13

0.20%

0.21%

Consider the following:
1. Restricting any residential development in the Village Center to Source: Village of Scarsdale Planning Department, 2009.
Note: 45 Popham Rd is age restricted.
mixed-use buildings.
2. Fully investigating the costs and benefits of two strategies to pay for public amenities: (a) paying directly for amenities out of the Village
budget or via bonds, and/or (b) incentive zoning and mandates in the Village Center.
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5 Three Key Sites
There are three distinct opportunities where most, if not all, of the goals of this Plan might be met with
context-sensitive development—Spencer/Christie Place, Scarsdale Avenue, and the Freightway lot. While
the Village is not required to develop these sites, it is likely that someday new development will occur
here. The opportunity to comprehensively plan for development at these three sites, and to meet multiple
Village objectives through development at each site is not to be missed. Each site is highly valuable in
terms of underutilized real estate, and allowing additional density on top of what is already allowed may
provide some incentive for a developer to meet most Village goals. The Spencer/Christie Place and Scarsdale
Avenue sites are privately owned (indeed the Scarsdale Avenue sites have multiple private owners), so
achieving development other than that allowed as-of-right will require some negotiation. Both the
Spencer/Christie and Scarsdale Avenue sites are fully developed, with multiple commercial tenants. For
an owner to consider making real changes to the existing buildings, a coordinated effort will be required
between the owner(s) and the Village to achieve the right balance between uses, size, height, appearance,
parking and public amenities to benefit all parties. Freightway, on the other hand, is owned by the Village,
and as such the Village is in control of who develops it and when.
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Achieving responsible development on these sites has been and will continue to be a challenge. For each of the sites (including the
Village-owned site, if there is to be a private sector partner) development will require a delicate balance between the Village’s goals as elucidated in this plan and the developer’s goals of achieving a return on his or her investment. Land costs are very high, as might be expected
in a virtually built-out, high-demand place like Scarsdale (developers anecdotally report acquisition costs of $200 per square foot, not counting
demolition or remediation expenses). And construction costs are very high, passing $250 per square foot. Thus, developers are likely to look
for significant variances or incentives in order to make their buildings feasible, and they are less likely to embrace high parking standards, inclusion of public parking, restaurants, cultural venues and housing variety.
Notwithstanding, this section provides options for ways in which the Village can achieve its goals on each site. Each discussion
contains a review of the site’s existing conditions, its development potential under current zoning, the goals that might be met with various
development options, and finally, how those development options might be realized.

Spencer/Christie Place
Existing Conditions
The block bounded by Spencer Place, Christie Place, East Parkway, and rear wall of the Post Office is approximately one acre in size. It
represents an important edge to the Village Center shopping district and is also strategically located to capture commuters from the train station. It
contains a diverse array of comparison and convenience shopping, including lunchtime dining and DeCicco’s grocery store, mostly located on the
southern side. The northern side includes several small shops and a restaurant, but a substantial open lot currently provides parking for DeCicco’s.
This block is one story high and, as a result, many view it as relatively underdeveloped compared to the scale of the core of the Village Center (at
least two stories high).
Current zoning dictates the current one-story height. The block is designated as VCR 0.8, which allows a one story (20 foot) building and a floor
area ratio of 0.8, which restricts development to a low-rise building. It does not allow office or residential uses; only retail uses are permitted.
The majority of the block is controlled by a single private owner. The block consists of four parcels: the Post Office and three one-story commercial
buildings. Each of the three buildings has retail tenants, including the anchor grocery store, each with leases with varying lengths of tenancy. As
such, the development of the block will involve careful phasing and coordination and is unlikely to result in one block-long building.
If the owner seeks a rezoning and requests additional density, the Village will be in a position to work with the owner to require the inclusion of certain
public amenities, including, but not limited to, public parking, a mid-block pedestrian arcade from Spencer to Christie Place.
Planning and Development Options For Future Consideration
Any development should adhere to the character of the Village. Any development should provide for a pedestrian connection between Spencer
and Christie Places. Parking, after an analysis of existing parking supply and demand, should be addressed, either on or off site or by permitting
multiple uses to optimize the opportunities for shared parking. While public surveys and local residents prefer no change in use or height, when
reviewed in context from a planner’s perspective, the one story building is out of scale, located between four story buildings with mixed uses on two
sides. Any development should attempt to maintain a grocery store within this block. Retail uses should be extended along the East Parkway frontage
to provide a complete retail “façade” from Popham Road to Christie Place.
There are at least three general options for this site. The tradeoffs for each are discussed below.
1.

Do Nothing. Redevelopment could occur under current zoning, but it is unlikely. If it does occur, it would be subject to design review by the
Planning Board and BAR. But it would yield no opportunity for the Village to leverage development in order to accomplish its goals of increasing
retail, dining and cultural variety, providing connections like a pedestrian arcade, managing or increasing parking supply, or embracing green
design principles.
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2.

Allow increased density, but only for certain uses. A rezoning would be necessary to grant additional density to all or a portion of the
site. A new zoning designation not only would allow active retail uses on the ground floor and ground floor uses plus office and/or residential uses on the upper floors but also might permit additional restaurants and/or cultural venues. A pedestrian arcade linking Spencer
and Christie Place would be required. A creative development phasing plan could retain (and perhaps expand) the grocery store,
especially if the store were expanded to a below-grade level that did not count towards the FAR. It might lead to better loading (delivery)
options for the grocery store; thereby, freeing up on-street parking for customers. Design review would be retained and green design
principles encouraged. However, there are drawbacks to this option, including the fact that any allowed office space might be difficult to
market here unless on-site parking can be accommodated due to the required phasing discussed above. Any residential re-zoning should
consider providing for a variety of housing types such as age-restricted or workforce housing sold or rented at a variety of price points.

3.

Rezone with a sliding FAR scale, allowing more density and uses, in exchange for specified amenities. This option takes its cue
from the zoning at Christie Place, which is PUD 0.8 – 1.4. Here, the base FAR might be 0.8 (as it is now), with allowable increase to 1.0,
1.2, 1.4, and so on, depending on the inclusion of particular uses or amenities, such as public parking at or below grade. This option
could grant up to three additional stories of height and would allow retail, office and residential uses on upper floors in some areas on
portions of the block. A pedestrian arcade linking Spencer and Christie Place would be required. Design review would be retained and
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green design principles encouraged. The additional height and allowance for residential uses may make the redevelopment profitable
enough to include structured parking below grade (as at Christie Place) or off site with residential uses allowing for shared parking
options. Additional residences and/or office workers could support increased street vibrancy and support for restaurants. Residential
uses may also provide an opportunity to build live-work units, where residences have space designed for their office or home-based
business. Residences would naturally engender shared parking, and would eliminate peak hour traffic increases caused by office employees. Finally, the Village could consider shared parking standards and reduced parking standards.

Zoning Options for the Spencer/Christie Place (Site 1)
Option

Option 1:
Do nothing

Option 2:
Increased FAR
for certain uses

Option 3:
Rezone with
sliding FAR scale

Permitted
Height

Permitted
Uses

Net Parking
Increase

Design
Requirements

Potential
Negatives

Ease of
Implementation

1 story

Retail only

None

Pass-through
not realized
.

None, unless
ill-considered
variances are
granted.

Easy. No action
required.

2 stories
1-3

Retail + office +
residential

For DeCicco’s
and office
tenants only.

Design review
applies. Emphasize
green design principles.
Pass-through /
arcade required.
Achieve better height
continuity with
neighboring buildings.
Require rooftop
mechanicals to
be screened.

Slight increase
in traffic congestion
at peak hours due
to office users.

Moderate. Rezoning
required. Form and
height would be
determined based
on zoning. Would require public review.

3 stories
1-4

Retail + office
+ residential

Potential for
net parking
increase.

Design review applies.
Emphasize green
design principles.
Pass-through /
arcade required.
Achieve better height
continuity with
neighboring buildings.
Require rooftop
mechanicals to
be screened.

Slight increase in traffic
congestion at peak
hours due to office
users, unless livework units are permit
ted. Possible small
school enrollment
increase

Difficult. Rezoning
required. More com
plex planning and
investigated of impacts, mix of uses,
and building form
and height. Would
require public
review.

Recommendations
The do nothing approach is not recommended. Short of a rezoning application or the Village negotiating with an interested developer,
nothing will happen. This may be an acceptable outcome, but it is not the preferred approach as it does not provide for flexibility in design,
uses, or public amenities.
Proactive negotiation via option two or three is recommended. It is likely that the owner, in exploring development options, will ask for a
rezoning eventually, and thus the Village should be prepared to craft zoning that allows for or requires the inclusion of certain public benefits.
If the inclusion of additional public parking is not desired at this site (the need may be met at Freightway or elsewhere), then the more moderate
option two is recommended. If additional on site parking is desired, a high-value trade-off such as allowing a variety of residential development
on upper floors would likely be necessary. Any rezoning should consider the need to phase development to accommodate existing leases. In
either case, a much-desired pedestrian arcade connection could be achieved, retail amenities could be diversified, and the grocery store
could be expanded.
For any development under option two or three, shared parking standards should be explored. This would allow for the joint use of
up to a certain percentage (say 50 percent) of the required parking spaces. Credit in the residential parking standards should also be given
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in light of proximity to the train station for commuting to work as well as the opportunity to walk within the business district rather than drive.
Additional credits could be given for the inclusion of bicycle parking or the inclusion of other traffic- and parking-reduction strategies.
Adoption and adherence to a set of design principles specific to this site is recommended. It should include, among other things, an
emphasis on green building techniques, and a clear requirement for a two-story (or similarly airy or vibrant) pedestrian pass-through in the
mid-block, and should delineate views and vistas to be preserved (e.g., from Chase Park to the railroad station and the ridges to the west),
preferred façade materials, preferred landscape planting materials, and preferred sidewalk and public space materials.
Consider permitting various types of residential development such as age-restricted or workforce housing in mixed use buildings
in selected locations in the Village Center. Such housing units would be sold or rented at price points typically affordable to households
in key community service sectors, including police and schoolteachers, as well as younger and older citizens and those attracted to transitoriented development.

Scarsdale Avenue
Existing Conditions
While there are high points, some wonder, “Is that Scarsdale?” The eastern side of Scarsdale Avenue south of Popham Road to the
Village border is a second area that deserves special planning consideration. Altogether, the sites here make up about two acres of land, with
about 40 percent of that total occurring on the northern end (including the site of Moscato, Scarsdale Metro Restaurant, and the parking lot
off Overhill Road). There are multiple owners here, with one owner controlling six parcels at the northern end of the block. It is currently a mix
of uses, including restaurants, offices, a hardware store, the Scarsdale Teen Center, and two gas stations. The western side of the avenue
is bounded by the railroad tracks, where a substantial amount of on- and off-street parking is now located. Perhaps only the northern half of
the Avenue reflects the character of a pedestrian oriented shopping district. The southern half is a nondescript auto-oriented gateway.
The area slopes substantially to the south and west. A hill rises from the area’s eastern side and leads up to Overhill Road and nearby
residences, and Scarsdale Avenue itself slopes down from north to south. These differences in elevation amount to 35 feet from east to west
(from Overhill down to Scarsdale Avenue at the gas stations), and 15 feet from north to south (from Popham Road down to about the hardware
store and leveling out at the gas stations). Creative design solutions could take advantage of these changes in grade to accommodate slightly
taller buildings on the southern end of the avenue.
The current zoning designation only allows development very similar to what exists. The area is designated VCO 0.8 which allows for
retail and office development at a maximum height of two stories (35 feet) and floor area ratio of 0.8. Apart from the gas stations, this is what
currently exists. Residential uses are not currently permitted.
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The area could be a restaurant row, but for parking restrictions. Because the area is slightly outside of the core area, it could accommodate
uses like restaurants or cultural venues that are not able to pay the highest rents. Two main evening dining venues of the Village Center are
located here. However, parking restrictions preclude any conversion of existing space to restaurants; there is simply nowhere to locate the
13 or so parking spaces that a 1,000 square foot restaurant would require. Relaxation of certain restrictions could alleviate this issue.
The parking spaces on the western side of Scarsdale Avenue along the railroad tracks could present an important parking opportunity.
There are currently 80 spaces reserved for holders of a Scarsdale Meter Permit for up to 12 hours; however, after 11:00am this restriction is lifted
and available spaces may be used by short-term parkers. If these spaces were converted to short-term parking only, and the long-term spaces
could be relocated elsewhere (perhaps to Freightway), it would be easier to park and dine or shop along Scarsdale Avenue.
Planning and Development Options For Future Consideration
Any development should adhere to the character of the Village Center, follow green design principles and the resulting height and design
should be sensitive to the adjacent residential area on Overhill Road. For example, rooftop mechanical equipment should be attractively screened
and/or green roofs provided, so that views from Overhill Road would not be seriously degraded. The elevation changes should be embraced to allow
for slightly taller development with mixed-use buildings on the southern end of the avenue. Public outreach and surveys reveal that most residents
prefer to see the character of this area substantially upgraded and parking problems dealt with, but little or no residential development however, taking
advantage of the natural topography may make this location conducive to a variety of residential development such as age restricted or workforce
housing, sold or rented at various price points.
Parking solutions should be investigated so that appropriate development is encouraged but the existing parking crunch is not made worse. One solution
could involve sharing parking with a redeveloped Freightway. Another solution, particularly in the short term, would be to convert the long-term parking
along the railroad tracks to short-term parking.
In the long term, redevelopment would be required to improve the character of lower Scarsdale Avenue as well as to provide any additional
parking. There are at least three options for this area. The tradeoffs for each are discussed below.
1.

Landscape, but otherwise do nothing. Landscaping and design treatments by the Village could improve the character of Scarsdale Avenue,
yet the avenue would remain substantially the same as it is now. This option would yield no opportunity for the Village to accomplish its goals of
increasing retail, dining and cultural diversity, manage or increase parking supply, or embrace green design principles. There would likely be no
redevelopment of the gas stations. Neither would it take advantage of the opportunities to develop a restaurant row here; nor would it take advantage
of potential linkages to Freightway.

2.

Relax parking restrictions to encourage a restaurant row. Because of its location on the periphery of the Village Center, the possible synergies
with the existing restaurants, and the possible shared parking options with Freightway and with the parking lot behind the existing Scarsdale
Avenue stores. This area is presumably one of the best to encourage additional evening dining options. Parking standards for restaurants should
be reduced, if not eliminated. The Village should investigate how the current long-term parking spaces along the railroad tracks can be converted
to short-term parking (of 90, 120, or 150-minute meters) to accommodate patrons of restaurant row. Certainly sanitation and odors would have to
be controlled for the good of nearby residences. Views would be maintained because buildings would still be limited to 35 feet maximum.

3.

Rezone the area to promote restaurants on the northern half and mixed uses on the southern half. This is the option that would add
the most value to the entire area, possibly allow for consolidation of lots (which would better ensure cohesive design), and could lead to the
redevelopment of the gas stations. Slightly taller buildings, to accommodate residential uses on upper floors, would be restricted to the southern
portion of the avenue, where the gas stations are now located, and where the changes in grade level would serve to preserve views from
Overhill Road. Residential uses above could provide developers with the “subsidy” required to build parking below grade and/or include restaurants in their building, and could be an opportunity to provide workforce housing. Retail would be required on the Scarsdale Avenue frontage.
Green pedestrian connections could be provided to better link Scarsdale Avenue and Freightway. Design review would be retained and green
design principles encouraged. Finally, parking standards for residences could be substantially reduced given the site’s proximity to the train
station and shopping district.
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Zoning Options for Scarsdale Avenue (Site 2)
Option

Permitted
Height

Permitted
Uses

Net Parking
Increase

Design
Requirements

Potential
Negatives

Ease of
Implementation

Option 1:
Landscape

2 stories

Retail + office

None

Gas stations not
redeveloped.
Landscaping improvements
made by the Village.

None, unless
ill-considered
variances are
granted.

Easy. Requires only
the budget for
landscaping.

Option 2:
Relax parking
regulations

2 stories

Retail + office +
residential
would be
relocated
and the spaces
converted for
short-term
parkers.

No increase, but
long-term parking
green principles.
Gas stations
possibly
redeveloped.

Design review still
applies. Emphasize
standards for
restaurants would be
required to
minimize same.

Odors, noise, and trash
issues; performance
height would be
Implementation maybe
on case by case
basis however.

Easy to moderate.
Requires zoning tweaks
for parking and
performance standards.

Slightly taller
than current
zoning

Retail + office
+ residential

Limited. Parking
would likely be
limited to office
and residential
users. Short-term
parking increased,
using lot along
railroad tracks.

Design review still
applies. Emphasize
green design principles.
Gas stations likely
redeveloped. Opportunity to
reinforce Scarsdale
character. Zoning
would ensure views
are maintained.

Odors, noise, and trash
issues; performance
standards for
restaurants would be
required to minimize
same. Possible small
school enrollment
increase

Moderate to difficult.
Changing the zoning
density will require
assurances that density
will not overwhelm the
adjacent residential
neighborhood or
add to Overhill Road
traffic and parking
issues.

Option 3:
Rezone to
encourage restaurants
and mixed-use

Recommendations
At the very least, the visual appearance of this corridor should be enhanced with landscaping treatments. Otherwise, a do nothing
approach will provide no incentive to redevelop the gas stations, take advantage of a restaurant row opportunity, or think creatively about
linkages to future development at Freightway.
Option 2 is recommended in the short term. This option makes the most of the opportunity for a restaurant row, and would provide enough
zoning and design oversight to ensure that character is preserved, green design principles are followed and neighborhood parking, traffic,
and view issues are not made worse. In particular, it is recommended that parking reductions, waivers, and solutions including repurposing
the long-term lot to short-term users be investigated.
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Photo source: bing.com 2010

In the long term, consideration could be given to encouraging restaurants and mixed-used buildings through zoning changes. Parking standards should also be revisited in the long term and revised, if necessary, to encourage restaurants and shared parking. Design review
would be retained and green design principles encouraged. Allowable FAR and building heights could be revisited at that time, to consider
allowing heights of more than 35 feet or two stories on the southern portion. Building heights and character must always respect the views
and character of the adjacent residential neighborhood.

Freightway
Existing Conditions
The Freightway lot is an unsightly parking lot that detracts from Scarsdale’s historic character. The appearance and possible redevelopment
of the Freightway lot have been debated for years. The site as defined for this purpose includes the area bounded by the railroad tracks, Popham
Road, Garth Road, and the Freightway garage (but not the air rights over the railroad9). As such, the site totals approximately 1.27 acres (55,300
square feet). It holds roughly 150 parking spaces. About 70 percent of this area is owned by the Village (as are the air rights over the railroad tracks).
The current zoning designation is PUD 1.0, allowing a flexible mix of uses. It allows a mix of retail, office, and residential (in the form of
senior housing) uses. The current allowed floor area ratio is 1.0, with a maximum height of 204 feet above sea level (this height limit seems curious
but actually corresponds to the height of the Harwood Building).10 A FAR limit is appropriate to control the overall scale of the building, and the height
limit ensures that no part of the building is tower-like. Zoning should consider height guidelines relative to grade that recognize the change in grade
from east to west.
The Village owns a majority of the site and controls its value. As noted above, about 70 percent of the site is owned by the Village (the parcels
fronting on Garth Road are privately owned). Thus the Village can control whether and how development occurs at Freightway; the site has tremendous
value and thus gives the Village a strong bargaining position if it enters into any public/private development venture. The floor area ratio (FAR) of 1.0
under current zoning would allow a 55,000 square foot building. If the air rights are included in this calculation, a 71,000 square foot building would
be allowed. Note that it is not necessary to build over the railroad tracks, but the developable air rights from the railroad tracks are an important piece
of the overall value of the site.
The grade, location, and inherent value of the site make a number of amenities possible. A substantial amount of parking is achievable beneath
a structure due to the grade change. This is the best of the three opportunity sites for achieving increased parking supply should a parking analysis
show a shortfall. Utilizing the grade changes, there would be enough room for commuter parking as well as space for residential and office tenants.
The site’s direct access to the southbound train platform adds to its desirability, and may increase the likelihood that amenities such as restaurants,
community or cultural space, an attractive pedestrian plaza as well as a variety of residential development could be more easily included in the mix.
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9. The area of the air rights south of the Popham Road Bridge to the Village boundary total approximately 16,000 square feet.
10. As a comparison, the corner of Garth Road and Popham Road is approximately 135 feet above sea level, and the Popham Bridge at East Parkway is about 150 feet above sea
level. Subtracting these elevations from the height limit of 204 feet yields a maximum permitted height of no more than 54 feet at the Popham Road Bridge and no more than 69 feet
at Popham Road and Garth Road.

Proactive planning can achieve multiple goals at once. While the Village is not required to act, development of Freightway can achieve
additional parking, additional retail, additional community space, and a much improved appearance over the existing lot and structures. Development will provide the opportunity for a signature project, something that enhances Scarsdale’s character, is a green building, and provides
open space opportunities.
Planning and Development Options For Future Consideration
Public outreach and surveys reveal that most residents would prefer to see the open lot developed as a way to achieve additional
parking and amenities. Furthermore, most planning participants realize that a garage-only solution is short sighted and does not achieve
the full potential of the site. But there is far less consensus on the preferred mix of uses that should be allowed and the extent of the development (whether it should include a structure over the railroad tracks or not).
What is clear is that any new development should enhance parking opportunities and create a more attractive and safer pedestrian
experience on Popham Road and provide linkages to the Village Center. This means that new development would replace parking that
exists now as well as provide for its own parking needs. It would avoid blank walls, and instead use retail shops and green spaces or plazas
to contribute to a pleasant strolling environment. And new development would also contribute additional retail and/or community-oriented
space to the Village Center. Finally, new development should be planned in concert with the Popham Bridge project, should enhance connections with Scarsdale Avenue and the Bronx River, and adhere to the best aspects of Scarsdale’s character.
There are countless options for Freightway. In the short term, the Village could consider at least landscaping the open lot by providing for
shade trees and period lighting. In the medium to long term, a rezoning would make possible a public/private development, on the Village’s
terms, to achieve beneficial and remarkable results. The tradeoffs for several general options are discussed below.
1.

Landscape, but otherwise do nothing. Short of landscaping and design treatments by the Village, the open lot will remain the same
as it is now. This would not realize any additional parking spaces, and may in fact result in a net loss due to landscape features. Secure
bicycle parking could be added. Green features including porous paving might be employed at additional expense. The appearance as
an open lot / hole in the ground would not change greatly. The pedestrian experience along Popham Road would not be enhanced.

2.

If residential uses are not desired, develop a mixed-use building wrapped around structured parking. The Village would partner
with a private developer to build the building, with retail and community frontage and structured parking. The structured parking must
accommodate all existing spaces plus those required by new development, and should also accommodate secure bicycle parking. At
least three levels could be accommodated, each level with at least 200 spaces, and all would be below the grade of the Popham Road
Bridge. New community space, dining, cultural venues and retail space, totaling between 15,000 and 20,000 square feet (the existing
Garth Road retail frontage is about 10,000 square feet) could be developed using green design principles. Retail and community uses
would line Garth and Popham Roads, screening the parking garage and providing a continuous pedestrian-friendly frontage. As residential
uses would not be permitted, this option would respond to concerns about possible overdevelopment, but it might mean the Village
would have to subsidize to a great degree the construction of the structured parking (notwithstanding its contribution of the land).11

3.

Develop a mixed-use building with residential uses around and on top of structured parking. This is closely related to option two,
above, but it recognizes that it may be in the Village’s financial interest to encourage a developer to bear the weight of financing a parking
garage. As above, a partnership with a private developer would be formed, but the development would include residential development
on upper floors to cover the cost of the parking structure, amenities such as a public plaza, restaurants and/or community cultural space
and diverse housing opportunities. The scale of the residential portion of the building could also accommodate various types of units at
various price points such as age-restricted or workforce housing. As with option two, the retail and community or cultural uses would be
on the ground floor, would screen the parking structure, and would be amenities providing interest and vibrancy for pedestrians.
If 40 residential units were built at a total of roughly 65,000 square feet (an average 1,400 square feet per unit, plus common spaces),
the residential portion would rise above the garage in a two to four story structure (with the retail on the ground floor). The building would
total roughly 80,000 to 85,000 square feet. This would be equal to an FAR of 1.55. This project would require a rezoning to accommodate

11. At a cost of roughly $50,000 per parking space, a 200-space garage would cost $10 million, and 400-space garage $20 million, and a 600-space garage $30 million.
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the bulk and uses of the building, and the new zoning should include design and parking standards and encourage green design principles.
While additional residential units in the Village Center may cause some concern, the benefits in terms of ability to subsidize a parking
garage, the tax revenue, the additional customer support for retail, dining and cultural venues, could be substantial. Negative impacts
might include some increased traffic, but in general residents would walk within the shopping district and to the train station. Parking
standards could be reduced given sharing opportunities, proximity to transit and shopping, and if features like bicycle parking were installed. Parking would be provided on-site in the garage and would not impact short term on-street or long term off-street parking supply.
4.

Investigate other zoning and development options. Appropriate zoning could invite a variety of well-designed proposals that creatively
mix and match much-desired community amenities with more economically viable uses. If the FAR were increased by half to 1.50, an
83,000 square foot building could be built (this is marginally less than past proposals for buildings of 90,000 square feet plus 300 belowgrade parking spaces). Applying the air rights from over the railroad tracks at an FAR of 1.50 (the air rights would carry the same FAR
as the rest of the site), adds another 24,000 square feet to achieve a total building area of 107,000 square feet.
The FAR could be applied on a sliding scale, up to a maximum, as was recently done at Christie Place, where the FAR could increase
to allow for additional density in exchange for a variety of public amenities (which may include a plaza, additional parking, community or
cultural space and green building techniques). A height restriction of 204 feet above sea level should remain in place (this would still
achieve nearly a 70 foot building at Garth Road), and form based controls should ensure that no one part of the development towers
above the rest. However, the height, overall size and appearance of any building on this site must harmonize with the Village Center as
a whole, which may limit such building’s height and overall size.
Other options may include building over the railroad tracks. This option could be pursued in conjunction with option three (mixed-use
with residential), as it could be too expensive to consider with options one and two. The benefit of this include the ability to spread the
bulk of the development over a larger site, and/or enhance the appearance of the Scarsdale Avenue/Popham Road corner with an open
space plaza or other feature as a focal point. This would create a visual anchor for this edge of the shopping district, and be a link from
the upland areas (including Chase Park and the neighborhoods) to the Bronx River. It would also create a linkage that is more pedestrian
friendly than the current footbridge between Scarsdale Avenue (and the burgeoning restaurant row) and commuter parking lots, and
would reinforce the western edge of Scarsdale Avenue (now a rather unsightly embankment to the train tracks).
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This option would respond to the desires of many residents who would like to see increased parking, green spaces or plazas, pedestrian
friendly amenities, and connections between key assets. Parking would be accommodated below-grade and hidden from view, and the
plaza would make a connection between assets and be an open space, a strolling place, and/or venue for open-air concerts.
Other permutations are possible, and the Village should assess the environmental, visual, fiscal, and parking and traffic impacts of each.

Zoning Options for Freightway (Site 3)
Option

Option 1:
Landscape

Option 2:
Parking with retail/
office facade

Option 3:
Parking with
mixed-use building

Option 4:
Various,
with sliding scale FAR

Permitted
Height

Permitted
Uses

Net Parking
Increase

Design
Requirements

Potential
Negatives

Ease of
Implementation

No change
(204 feet
above sea
level

Parking lot.
Retail on Garth

None. Likely
a loss.

Minor landscape
enhancements.

Some reduction
in parking.

Easy. Village owned
site. Requires only
the budget for
landscaping.

2 stories

Parking
structure
+ mixed use,
but no
residential

Substantial.
200 or more
spaces

Design review
Fiscal burden
still applies.
from financing
Emphasize green
the garage.
design principles.
Opportunity to reinforce
Scarsdale character and
pedestrian amenities.

Moderate to difficult.
Rezoning may be
required. Public/private
venture with
substantial Village
funds (bond issue)
involved.

No change
(204 feet
above sea
level)

Parking structure
+ mixed use,
with residential

Substantial. 200
or more spaces.

Design review
Some traffic concerns,
still applies.
but likely not significant
Emphasize green
due to walk-ability
design principles.
and shared parking.
Opportunity to reinforce Possible small school
Scarsdale character and enrollment increase.
pedestrian amenities.
Larger building, but
design guidelines or
form based codes dictate.

Difficult. Rezoning
required. Public/
private venture.
Extensive design
review and public
outreach necessary.

Design review
still applies.
Emphasize green
design principles.
Opportunity to reinforce
Scarsdale character and
pedestrian amenities.
Larger building; design
guidelines and FAR
dictate form and bulk.

Difficult. Rezoning
required. Public/
private venture.
Extensive design
review and public
outreach necessary.

No change
Parking structure
Substantial. 200
(204 feet above + mixed use, with
or more spaces.
sea level)
or without residential

Some traffic concerns,
but likely not significant
due to walk-ability
and shared parking.
Possible small school
enrollment increase.

Recommendations
At the very least, the appearance of the lot should be enhanced with landscaping treatments. This may be an important interim step,
but it would fail to realize the important opportunities presented by this unique Village-owned site. In the medium to long term, it is not recommended.
Option 2 is favorable but requires substantial investment. This option realizes additional parking for the Village, but requires a substantial
outlay of public funds to construct the garage. Given the additional opportunities that could be realized on the site, it is not recommended.
Option 3 realizes increased parking, adds some retail, and promotes residential development. The residential development could
offset some of the costs of providing a parking structure, and creates the opportunity for retail, dining, cultural and residential variety in a
green building. This option is also favorable, but it does not offer enough economic or design flexibility to accommodate any other amenities
that may be desired. Thus it is not recommended.
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Option 4 is the most flexible and is thus recommended, with a preference for a sliding FAR scale that would encourage the inclusion of
a variety of desired community amenities, as determined in the future by the Planning Board with community input. Increased FAR, plus use
of the air rights and/or building over the railroad tracks would greatly enhance the value of the site. Increased parking supply, an inviting
plaza, a community cultural space, and improvements to pedestrian amenities and green spaces would be possible as would the liklihood of
a green building, responding directly to residents’ desires as expressed in the development of this Plan. This increased value could also allow
for the inclusion in any such building of a variety of housing such as workforce or age-restricted housing units, or other amenities such as
community or cultural space (perhaps for the Teen Center or small performance/arts venue). With the Village in control of the bulk of the land,
and the air rights, the Village is in the position to dictate the size and ensure that any resulting development adheres to green design principles
and enhances the Village Center Character.

46

6 Implementation
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Matrix of Recommendations
Short Term:
Medium Term:
Long Term:

Implementation in 1 to 3 years
Implementation in 4 to 6 years
Implementation in 7 years or more

Recommendation

Timeframe
Partners

Parties/
to Village

Relative Cost
Effectiveness

Relative
Funding Sources

Potential

Goal 1: Protect the Village Center Feeling, Scale, and Character. Adhere to Scarsdale Design Principles
Consider the following:
1. Maintaining the current zoning
scheme to control use and bulk
2. Studying incentive zoning
provisions for the three key sites
3. Maintaining design review, but
revisiting procedures
4. Supplementing design guidelines
with a new set of design principles

Ongoing

Village

Low

Moderate

n/a

Short-term

Village

Moderate

High

n/a

Short-term

Village

Low

Lower

n/a

Short-term

Village

Low

High

n/a

Goal 2: Attend to Traffic Congestion, and Enhance Walk-ability, and Pedestrian Amenities. Maintain an Acceptable Level of Parking
Consider the following:
Traffic and Pedestrian Safety
1. Continuing to prohibit large-scale
traffic generating uses
2. Prohibiting uses that are regional
destinations, but use special permits
to encourage those that
bring patrons at off-hours.
3. Investigating additional traffic
calming measures
4. Monitoring streetscape projects
and incorporate best practices
and lessons learned for
any new development
5. Requiring pedestrian arcades
in any development,
where possible.
Parking
6. Pricing and timing parking meters
appropriately for commuters,
merchants, and shoppers.
7. Investigating shared parking,
particularly at new developments
and for restaurants, and investigating
lowering or waiving parking
requirements
8. Requiring structured parking
at Freightway, which adheres to
certain design principles
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Ongoing

Village

Low

High

n/a

Medium-term

Village

Low

High

n/a

Short-term

Village

Low – moderate

Moderate

n/a

Short – medium term

Village

Low

Moderate

n/a

Medium-term

Village

Low

High

n/a

Ongoing

Village

Low

Moderate

n/a

Short – medium term

Village

Low

Moderate

n/a

Medium-term

Village

To be determined
by redevelopment

High
9.

n/a
Adding bicycle racks
to encourage the
use of bicycles on

Recommendation

Timeframe
Partners

Parties/
to Village

Relative Cost
Effectiveness

Relative
Funding Sources

Potential

Village

Low

Moderate

n/a

Village

Low

Moderate

n/a

Village

Low

Moderate

n/a

Village,
Chamber
of Commerce

Low – moderate

High

n/a

Short – medium term

Village,
Chamber
of Commerce

Low – moderate

High

n/a

Short – medium term

Village

Low

High

n/a

Short – medium term

Village,
School, Library,
Chamber

Low – moderate

Moderate

n/a

Medium term

Village

Low

Hih

n/a

Goal 3: Contribute to Shopping, Dining and Cultural Variety
Consider the following:
1. Throughout the Village Center,
requiring all ground floor uses in new or
substantially redeveloped buildings
be active retail, restaurant or
cultural uses.
Short term
2. Limiting bank branches and
real estate offices, especially
on corners.
Short term
3. Requiring developers to include
restaurants and/or cultural venues
on the ground floor of any new
development in designated areas
of the Village Center.
Short – medium term
4. Continuing to allow sidewalk
cafes in the Village Center;
proactively market and expand
the program
Short – medium term

5. Promoting additional outdoor
dining options.

6. Reducing or waiving parking
requirements for newly developed
restaurants and/or cultural venues
in designated areas in the
Village Center.
7. Expanding civic and educational
uses to the Village Center, including
high school classes, a library
kiosk, and even wireless internet.

8. Permitting various types of residential
development such as age-restricted
or workforce housing in mixed use
buildings on three key sites.
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Recommendation

Timeframe
Partners

Parties/
to Village

Relative Cost
Effectiveness

Relative
Funding Sources

Potential

Short – medium term

Village

Low – moderate

Low

n/a

Short – medium term

Village, County

Low – moderate

Moderate

n/a

Short – medium term

Village, County

Moderate

Moderate

n/a

Short – medium term

Village

Low

High

n/a

Short – medium term

Village

To be determined
by redevelopment

Moderate

n/a

Village

Low

Low

n/a

Village

Low

Moderate

n/a

Village

Low

Moderate

n/a

Medium – long term

Village

Low

Moderate

n/a

Ongoing

Village

Low

Moderate

n/a

Goal 4: Provide or Connect Assets to Each Other
Consider the following:
1. Greening the Village-owned lot
at the head of Woodland Place
and Chase Road.
2. Providing signage and new
connections to the Bronx River
Reservation.
3. Working with the reconstruction of
the Crane Road Bridge of the Bronx
River Parkway to include a pedestrian
connection down to the river.
4. Requiring development on the
Spencer-Christie block to provide a
pedestrian arcade between Spencer
and Christie Places.
5. Requiring development on Freightway
to provide and/or enhance connections
to Scarsdale Avenue, Garth Road,
and the river.

Goal 5: Embrace Innovation and Green Principles
Consider the following:
1. Adopting a green building and/or
sustainability policy for new public
and private development
in the Village Center
Medium term
2. Encouraging new development in
the Village Center to be built to the
standards of a green ratings system
Medium term
3. Utilizing zoning incentives to encourage
green building above and beyond the
adopted green ratings system.
Medium – long term

Goal 6: Be Fiscally Responsible
Consider the following:
1. Restricting any residential development
in the Village Center to occur only in
mixed-use buildings.
2. Fully investigating the costs and
benefits of two strategies to pay for
public amenities: (a) paying directly for
amenities out of the Village budget or
via bonds, and/or (b) incentive zoning
and mandates in the Village Center.
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7 Appendices
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Appendix 1: Outreach Questionnaire June 2007
Scarsdale Village Center Comprehensive Plan and Zoning Update
Interview Questions
The Village of Scarsdale has begun a new project to review and update the Village Center component of the Comprehensive Plan and the
current zoning regulations in the Village Center area. The goal of the project is to provide a framework of policies, regulations, and recommendations to ensure a healthy, vibrant and pedestrian-friendly Village Center. Additional information about the project is available at
www.scarsdalevillagecenter.org.
As part of the project, the Village is interviewing a variety of residents, property owners, business owners, and other stakeholders to get a
better understanding of their concerns related to future changes in the Village Center. The questions below outline some of the key project
themes and are intended to solicit general comments and provide direction as we move forward. Please respond to as many or as few as
you wish.
If you visit the project website, www.scarsdalevillagecenter.org, you can download and fill out this document, or simply type an email to planning@scarsdale.com.
Please contact the Village Planner at (914) 722-1132 for more information on the project. Please send written comments to: planning@scarsdale.com.
For Village Center business owners (Residents and Shoppers – Please see next page)
1. Describe your business (retail, restaurant, office, etc.)
2.

How many employees work in your business on any given day? What hours/shifts do they work?

3.

How do you and your employees get to work? If they drive, where do they park? Is the supply of parking adequate?

4.

How do your customers get to your business? Where do they park? Is the supply of parking adequate?

5.

Can you generally characterize trends for your business over the past several years, such as sales per square foot, rents, or other measures you think are important for determining how business today relates to past years?

6.

What impact do you anticipate new development in the Village Center area (e.g., Christie Place senior housing) will have on your business?

7.

If additional new development occurs in the Village Center area, what types of uses would you most like to see? Least like to see?

8.

How well do Village Center businesses work together to promote the area? Are there ways that additional cooperation would help?

9.

What would you like to see happen on the three sites identified as potential areas for future development (Freightway Site,
Spencer/Christie Block, Scarsdale Avenue)?

10. What other improvements would you like to see in the area?
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The Village Center’s uses and amenities
1. What amenities/services do you visit the Village Center for most often? Has this changed over the past five years?
1.

What amenities/services do you wish were more available in the Village Center?
a) shopping
b) open space and parks
c) cultural activities / events
d) restaurants
e) residences
f) other

2.

Are there current uses in the Village Center that you think are inappropriate?

3.

Do you think more residential opportunities in the Village Center are appropriate? If so, are there certain types of housing that should
be given higher priority (e.g., senior housing, workforce housing, etc.)?

Transportation and parking
1. How often do you visit the Village Center? What about the other members of your family?
2.

How do you usually get to the Village Center?

3.

If you drive, where do you usually park? How difficult is finding parking?

4.

Would you be interested in other transportation options, like a jitney service or bus? Would you be willing to pay for such a service?

Development in and around the Village Center
1. Are you familiar with the development projects currently underway in the Village Center vicinity? What impact do you think these projects
will have on the Village Center?
2.

Are there sites in or around the Village Center that you think are appropriate for new development/redevelopment?
a) where?
b) what would you like to see happen on those sites?

1.

Are you familiar with the approval process for development applications? If so…
a) what changes could be made to improve the process?
b) are there adequate opportunities for public input?

1.

Are you familiar with the current zoning standards in the Village Center? If so…
a) are there specific aspects of the zoning that are inconsistent with the type or quality of development you would like
to see in the area?

General impressions
1. What are the three best things about Scarsdale’s Village Center?
2.

What are the three things you would most like to change about Scarsdale’s Village Center?
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General information about you and your family
1. How long have you lived in Scarsdale?
2.

Are you currently employed? Your spouse?

3.

Where do you work? Your spouse?

4.

How do you get to work? Your spouse?

5.

Do you own or rent your residence?

6.

How many children reside in your home?

7.

How old are they?

54

Appendix 2: Questionnaire for February 2008 Community Meeting
SCARSDALE VILLAGE CENTER
Comprehensive Plan and Zoning Update
February 28, 2008 Community Meeting
Questionnaire / Feedback
While the presentation tonight incorporated input from residents, shoppers, merchants, property owners, neighborhood associations, teens,
and other stakeholders, the final plan will benefit from as much interaction as possible. Therefore, particularly if you have not yet shared your
thoughts with us, or we did not adequately address your concerns during tonight’s meeting, please respond to the following.
Please leave your comments with the Village Planner at Village Hall, email written comments to the Village Planner at planning@scarsdale.com,
or visit our website and download the questionnaire at your convenience www.scarsdalevillagecenter.org. Thank you for your participation!
1.

Name the village center’s three greatest assets.
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
a) Does the overall vision presented tonight preserve or enhance these assets?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
b. If so, how? If not, how can we do better?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________

2.

Name the village center’s three greatest needs.
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
a) Does the overall vision address these needs?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
b) If so, how? If not, how can we do better?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________

3.

With regards to future development on the Spencer/Christie block:
a) Is the potential mix of uses appropriate? What would you change, if anything?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
b) On the upper floors, do you prefer offices, housing, or a mix of those uses?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
c) Other concerns about Spencer-Christie?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
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4.

With regards to future development on Scarsdale Avenue:
a) Do you prefer the simple landscape option, or, do you prefer the slightly more intense development, which achieves a better image
and mix of uses?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
b) Other concerns about Scarsdale Avenue?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________

5.

With regards to future development on Freightway:
a) Do you prefer the simple landscaping option, the mixed-use development option with underground parking, or the mixed-use option
with underground parking and decking over the railroad tracks?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
b) Do you agree that improved connections between Freightway and the train station, Freightway and Scarsdale Avenue, Freightway
and the Village Center are important? How would these connections best be accomplished?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
c) What is your ideal mix of uses at this site?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
d) Other concerns about Freightway?
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
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Appendix 3: June 2008 Survey and Summary of Responses
Total responses received:
Response rate:
Q.1 How often do you visit the Village Center for:
Convenience stores like groceries, dry-cleaning, pharmacy
Comparison stores like clothing, gifts
Restaurants, dining
Offices, doctors
Post Office
Q.2 Has this changed in last 5 years?

Q.3 Amenities you wish were more available.
Restaurants
Convenience Stores
Comparison Stores
Senior Housing
Other

71
20%
Weekly
69%
21%
46%
11%
25%

Monthly
14%
26%
33%
26%
36%

No
66%

Yes
34%

Weighted score
140
123
78
39
10

Rank
1
2
3
4
5

Less often/ never
17%
53%
21%
64%
39%

Total
100%
100%
100%
100%
100%

Q.4 Amenities you wish were more available, even if it meant increased taxes or a tradeoff that brought housing development?
Weighted Score
Rank
Outdoor Dining
113
1
Movie Theater
81
2
Performance Space
66
3
Plaza Space
55
4
Special events
43
5
Youth center
40
6
Indoor swimming pool
39
7
Community center
38
8
Private gym
32
9
Housing
21
10
Large YMCA/community center type of use
15
11
Other
10
12
Private school
2
13
Q.5 What types of residential opportunities should be
available in the Village Center?
Senior Housing
OK, but only if low-rise (2 to 3 stories)
Affordable/workforce housing
Upscale housing benefiting residents who are downsizing
None
OK, but not higher than what is there now (4 to 5 stories)

Num. of Responses
34
24
19
18
17
17

Rank
1
2
3
4
5
5
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Q.6 If you drive where do you usually park?
On-street, metered parking
Parking lot along the railroad tracks
Garage on Garth (Freightway Garage)
Elsewhere (please specify)
Parking lot on Popham and Garth (Freightway Lot)

Num. of Responses
59
11
8
8
4

Q.7 How difficult is it to find parking?
Hardly a problem
Often a problem
Always a problem

Num. of Responses
18
28
24

Q.8 What are the three best things about the Village Center?
Park/Chase Park
Food
Shops/stores
DeCicco’s
Convenient
Lange’s Deli
Walkable/walkability
Convenient train access
Variety
Quaint/quaintness
Delis
Small / size
Michael’s
Parkway Cafe
Train/train station
Beauty/attractive
Architecture
Tudor buildings
Post Office
Location
People
Outside eating
Local Stores
CVS
Starbuck’s
Atmosphere/ambience
Summer music concerts
General character
Activities
Art show
Harwood building
Pleasant merchants
Zachy’s
Landscaping
Diners
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Weighted score
29
18
16
15
13
13
11
10
10
9
9
9
8
8
8
8
7
6
6
6
6
5
4
4
4
4
4
4
4
4
3
3
3
3
3

Rank
1
2
3
3
5

Rank
1
2
3
4
5
5
7
8
8
10
10
10
13
13
13
13
17
18
18
18
18
22
23
23
23
23
23
23
23
23
31
31
31
31
31

Cleanliness
Decor
Drug stores
Good lunch places
Haagen-Dazs
Metro Diner
Efficiency
Parking
Low building
Attractive setting
Flowers
Delivery
Well-maintained
Quality
Clothes
Learning Express
Other
Toy stores
Parkway Café banana pancakes
Transportation
Bike-and-blade night
Basic amenities access
Trees
Historic preservation
Cleanliness
Plan
Q.9 What are the three things you would most like to change?
Better parking
More restaurants
Improved traffic flow
Movie theater
More night life
Improve retail variety
Dinner places
More retail variety
Too many banks
Outdoor
Too pricey
Better shoe store
Cheaper stores
Less construction
Social places
Bars
Teen stores
More night life for teens
Underground parking
Backing-out parking for East Parkway

3
2
2
2
2
2
2
2
2
2
2
2
2
2
1
1
1
1
1
1
1
1
1
1
1
1

31
37
37
37
37
37
37
37
37
37
37
37
37
37
50
50
50
50
50
50
50
50
50
50
50
50

Weighted score
84
39
13
12
11
10
9
6
6
4
4
4
4
4
3
3
3
3
3
3

Rank
1
2
3
4
5
6
7
8
8
10
10
10
10
10
15
15
15
15
15
15
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Appendix 4: Sample Zoning Text
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