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Dear Mr. Ellman: 

The Westchester County Planning Board has received a draft environmental impact statement (DEIS) 
(dated accepted February 9, 2022) for the proposed development of three sites in downtown Yonkers 
with mixed-use transit oriented development. These developments would be implemented in several 
phases over approximately ten years and include approximately 3,556 residential units, 95,000 square 
feet of street-level commercial space, 30,000 square feet of commercial and medical office space, and 
3,909 parking spaces. All three sites are within a half-mile of the Yonkers Metro North train station. The 
applicant also proposes between 178 to 356 on-site affordable residential units, depending on their ability 
to leverage a provision in the City’s existing zoning to make a payment-in-lieu instead of providing half 
of the affordable units. The three development sites under consideration include:  

 Teutonia site. This is an undeveloped site that was the subject of remedial work under the NYS 
Brownfield Cleanup Program (BCP). The site is 1.14 acres, located at 41 Buena Vista Avenue 
within the D-MX – Downtown Mixed Use district. The applicant is proposing two residential 
towers up to 435 feet (41 stories) in height containing 906 rental apartments (between 45 and 91 
of which would be affordable). The towers would rise above a six story podium containing 956 
parking spaces and 10,000 square feet of ground floor retail space. 

 Chicken Island site. This is a 5.25-acre site located adjacent to Getty Square within the D-MX 
district that currently contains a municipal parking lot as well as portions of two privately owned 
streets (Henry Hertz Street and John Street). The site also includes a vacant lot on the eastern 
side of New School Street that is bisected by the Saw Mill River. This site was subject to remedial 
work under the BCP. The applicant is proposing five residential towers of varying heights 
containing 2,000 rental apartments (between 100 and 200 of which would be affordable). These 
towers would range between 250 to 400 feet (23 to 38 stories) tall. Podium sections below the 
towers would contain 70,000 square feet of ground floor commercial space, 17,000 square feet 
of office space and 2,200 parking spaces. A new street, connecting Ann Street to Palisade 
Avenue, would run through the site and include an intersection with John Street. James Street, 
which runs alongside the western edge of the site, would be formalized and connected to Ann 
Street, and Henry Hertz Street, which runs through the site, would be closed. The vehicular 
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connection between John Street and James Street would be closed and replaced with a pedestrian 
plaza. 

 North Broadway site. This is a 2.13-acre site comprised of 13 full tax lots and one partial lot. 
Three arms of the site would front the east side of North Broadway (US Route 9) at 16-18, 28-
32, and 50 North Broadway, while the rest of the site has frontage along the eastern ends of 
Baldwin Place and Overlook Terrace. These lots currently contain a mix of residential and 
commercial uses and are split between the D-MX and A – Elevator Apartment, High Density 
zones. The applicant is proposing to demolish most of the site’s structures and construct two 25-
story towers and a row of townhouses containing 650 rental apartments (between 33 and 65 of 
which would be affordable). These towers would be located above a podium that, due to the site’s 
topography, would be terraced down the hillside to connect to North Broadway along the site’s 
three frontages. 15,000 square feet of street level commercial uses and 13,000 square feet of 
office space would be included within these structures. A publicly-accessible staircase would run 
through the site to connect North Broadway and Overlook Terrace, and provide additional “street 
frontage” for commercial usage. Accessible rooftop terraces along the set-backed structures 
would be prevalent among the North Broadway frontages. A six story parking garage connecting 
to Overlook Terrace would provide 768 parking spaces for the site. One existing multifamily 
building located within the site, 23 Overlook Terrace, would be retained. Overlook Terrace would 
be augmented with two extensions to the north and south at the end of the street, functioning as 
a turn-around and providing an entrance to the parking garage. 

This application will require site plan approvals for the development program, expected to consist of 13 
components constructed over five phases. In addition, a series of zoning text and map amendments, and 
amendments to the Riverview Urban Renewal Area and the Getty Square Urban Renewal Area plans, 
are required. The City’s Downtown Master Plan would also need to be amended. These proposed 
amendments generally relate to a requested increase in permitted heights and footprints for the buildings, 
as well as parking reductions and a rezoning of the properties within the North Broadway site from A to 
D-MX. The applicant is also requesting changes to the Designated Development Site regulations, and to 
remove references to the River Park Center development that was previously proposed for these sites in 
2008.  

We previously reviewed the draft scoping document and responded with a letter dated December 14, 
2020. We have reviewed this DEIS under the provisions of Section 239 L, M and N of the General 
Municipal Law and Section 277.61 of the County Administrative Code and we offer the following 
comments:  

1. Consistency with County Planning Board Policies.  

The concept of creating mixed-use developments in downtown Yonkers is generally consistent with the 
County Planning Board’s long-range planning policies set forth in Westchester 2025—Context for 
County and Municipal Planning and Policies to Guide County Planning, adopted by the Board on 
May 6, 2008, amended January 5, 2010, and its recommended strategies set forth in Patterns for 
Westchester: The Land and the People, adopted December 5, 1995. This proposal would revitalize a 
number of vacant or underused properties, and create much needed housing in an area well serviced by 
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mass transit and local services. The addition of ground-floor commercial spaces would also help activate 
additional blocks of streetscape with pedestrian-friendly uses. 

Similar to the City’s efforts with the Saw Mill River daylighting project have served as the catalyst for 
this next round of downtown redevelopment, we believe this application could serve as the possible 
catalyst for even more development in the future. While the County Planning Board is supportive of a 
trajectory of growth that focuses on downtown Yonkers, we urge the city to consider a few broader 
topics that can help influence the downtown environment as it changes. Our views on these matters have 
been shaped by our review of the similar downtown development expansions in White Plains and New 
Rochelle.  

a. Bicycle and pedestrian circulation. 
With the addition of several new downtown open spaces that resulted from the Saw Mill River 
daylighting and the riverfront redevelopment, downtown Yonkers has made a great deal of 
progress towards becoming a safer and more vibrant place for pedestrians. However, challenges 
remain, with many streets and intersections in need of pedestrian signals and crosswalks. 

Bicycle access and mobility also continues to be a challenge, as there is very little infrastructure 
dedicated to bicycle transportation and there are few formalized bicycle parking areas downtown. 
We believe this needs to change if downtown Yonkers is to continue on this growth trajectory. 
Given that White Plains and New Rochelle have both made substantial efforts towards 
incorporating bicycle infrastructure in their downtowns, we are concerned that Yonkers will 
become the standout downtown that remains inhospitable to bicycles. This is all the more 
concerning given that Yonkers has the following advantages that the other two cities do not: 

 There are existing two-way, barrier-separated bicycle facilities that are located in the 
Bronx that end abruptly at the city line. These could be extended into Yonkers 

 The Old Croton Aqueduct is a popular biking and walking path that comes within a short 
distance of downtown Yonkers 

 The Yonkers Greenway will potentially link Van Cortlandt Park with downtown Yonkers 
 The Empire State Trail goes through Yonkers but does not connect to downtown 

While some of these concerns may be outside of the immediate scope of the DEIS, we encourage 
the City to continue considering the role that pedestrian and bicycle transportation should be 
playing in downtown Yonkers. In particular, we encourage the City to improve pedestrian and 
bicycle safety, and to consider wayfinding signage or other assistance to help pedestrians find 
services and transit stops (transit access is discussed in more detail below).  

With respect to the subject application, we are encouraged that the DEIS states the developments 
would follow the City’s Complete Streets policy, especially as a new street network is proposed 
within the Chicken Island site. We also commend the applicant for including multiple pedestrian 
connections, most notably within the Chicken Island and North Broadway sites. Of special note 
is the proposed staircase connecting North Broadway to Overlook Terrace, which could prove to 
be a unique asset visually extending the Mill Street Daylighting park while providing a step-
street connection to the neighborhood on top of the hill. As the staircase would be privately 
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owned, more information should be provided regarding access, programming, maintenance and 
whether the applicant plans to close the staircase overnight. 

b. Bee-Line bus service. 
Unlike Westchester’s other cities, downtown Yonkers faces a unique challenge because it does 
not have a centralized location for accessing the different bus routes that serve downtown or for 
transferring between bus routes. Each bus route passes through downtown using different stops 
which may (or may not) be located within Getty Square or Larkin Plaza. As a result, downtown 
Yonkers can be a confusing place for transit riders, particularly where transfers are involved, 
either from the train or between buses. It would benefit the City greatly if transit access could be 
generally improved.  

We urge the City to consider the how to make bus access easier for the thousands of passengers 
who pass through downtown Yonkers each day. We point out that there is a great deal of 
interaction between Bee-Line passengers and downtown businesses, which would only increase 
with the addition to the downtown population proposed by these developments and other future 
growth. In particular we recommend the City consider the findings of the County Mobility and 
Bus Redesign Study which will be entering its public engagement phase in the coming months. 
As mentioned above, wayfinding signage could also be useful for transit riders, particularly for 
those who need to transfer buses. Getting people out of their cars and riding public transportation 
should be a goal. Encouraging better connectivity could help us all get to this goal. 

With respect to the proposed development sites, it will be important for the streetscape 
improvements and retail amenities offered by these developments to accommodate waiting bus 
passengers as well as the movements they make as pedestrians before or after using the bus. This 
is of heightened importance due to the applicant’s statement that bus stops would need to be 
relocated to accommodate street changes. While any such changes would require collaboration 
with County Transportation Planning staff, we generally recommend that relocated bus stops be 
incorporated into proposed public plaza areas, with space set aside for shelters and other 
amenities. The FEIS should also include a reference the County’s Bus Stop Planning, Design and 
Placement Guidelines.  

c. Infrastructure upgrades. 
The DEIS indicates that many infrastructure upgrades and extensions, involving electric, gas, 
water, and sewer lines, would need to be installed to permit the completion of the development. 
While we note that the applicant would provide many of these updates over the course of 
construction, we recommend that the City conduct an infrastructure study for the whole 
downtown to determine the current capabilities and possible future infrastructure needs if large-
scale development were to continue. As an example, the City of New Rochelle completed an 
infrastructure study for the whole downtown along with a generic environmental impact 
statement in conjunction with their Downtown Overlay zoning which has spurred a tremendous 
amount of growth. If the City of Yonkers is assuming a similar trajectory of growth, a more 
holistic study of infrastructure needs may be preferable than individual studies that are reactive 
to individual development proposals.  
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2. Affirmatively furthering fair housing (AFFH). 

We are supportive of the applicant including the required 356 affordable units within the development. 
We are not supportive of the applicant potentially buying their way out of their responsibility to provide 
half of the required affordable housing units through a payment-in-lieu. The County Planning Board 
strongly opposes the use of payment-in-lieu provisions for affordable housing and we encourage the City 
to eliminate this provision as it seeks to revise its affordable housing ordinance.  

In particular, we note that the DEIS describes how direct and indirect residential displacements would 
result from the proposed development. By that reasoning, affordable housing should be provided to the 
maximum extent possible in order to balance the market with the needs of existing residents – thereby 
minimizing any displacement of current residents. This includes the direct displacements involved with 
this particular application, which would remove 13 residential units and four commercial tenants. 
Relocation assistance measures, either within the site or within the neighborhood, should be discussed 
in the EIS. 

We understand that the City is looking to make changes to its affordable housing ordinance and we 
recommend the City consider the County’s Model Ordinance Provisions for guidance in making its 
revisions. The County developed these Provisions to standardize the affordable housing programs across 
Westchester to make it easier for both residents and developers to understand qualifications and 
requirements, and to provide fair housing throughout all municipalities. 

3. Building height and width. 

We note that the proposed zoning and master plan amendments would permit building heights and 
footprints that are double or more in size than currently permitted. These drastic changes could redefine 
the landscape and skyline of the downtown and act as a precedent for future zoning change requests. In 
addition, the proposed Teutonia Site building would be one of the tallest buildings in Westchester 
County, as well as the tallest building along the Hudson River between 72nd Street in Manhattan and 
Empire State Plaza in Albany.  
The DEIS states that the increased height and bulk of the proposed buildings “is necessary to offset high 
costs of development of these transformational and catalytic projects, including costs to construct the 
complex and expensive foundations for both the Teutonia Project and the North Broadway Project and 
to provide the public amenities as part of the North Broadway Project.” However, it can also perhaps be 
argued that these site conditions are an indication that these sites are not suitable for such large scale 
development, and perhaps the City’s existing zoning is more appropriate. In addition, we point out that 
the granting of increased density is typically considered as a way to balance developer and municipal 
needs. Increased density often depends on the provision of additional affordable housing, public spaces, 
or infrastructure upgrades. We recommend the City give this consideration as the application continues.  

4. Historical assets. 

Teutonia Hall, which gives its name to the Teutonia site of this application, was demolished by a previous 
owner. The façade was dismantled and stored for later use as required by a previous approval for an 
earlier development proposal on the site in 2012. We are supportive of the current applicant’s stated 
intention to incorporate elements of the former façade into the proposed project. 
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Within the North Broadway site, two of the buildings are noted as contributing to the State/National 
Register-eligible Yonkers Downtown Historic District (28 North Broadway and 50 North Broadway). 
50 North Broadway is dilapidated and would be replaced with a three-story building. 28 North Broadway 
is two stories and would be replaced with a stepped building that would terrace up the hill alongside the 
proposed public staircase. The DEIS states that a study would be conducted to evaluate possible 
alternatives to demolition. We would recommend either incorporating the façade of 28 North Broadway 
into the site plan, or utilizing design elements from the original building within the new building. 

5. County sewer impacts.  

Since 2010, it has been the policy of the County Department of Environmental Facilities (WCDEF) that 
municipal governments require development applicants to identify mitigation measures that will offset 
the projected increase in sewer flows to County operated wastewater facilities. The best means to do so 
is through the reduction of inflow and infiltration (I&I) at a ratio of three-for-one for market rate housing 
units and at a ratio of one-for-one for affordable affirmatively furthering fair housing (AFFH) units. We 
appreciate that the DEIS discusses the applicant’s intention to implement I&I reduction techniques 
following County guidelines, and that work not conducted by the applicant would be balanced by a 
payment-in-lieu to the City for improvements. 

6. Stormwater management. 

We note that the impervious surface coverage for the development sites would be increased due to the 
proposed development. The DEIS proposes various stormwater management measures, utilizing 
underground detention basins as well as aboveground solutions such as green roofs and stormwater 
planters. The applicant is also proposing to separate some of the stormwater flow from the Chicken 
Island site away from the existing combined sewer outflow and into a new system that would discharge 
to the Saw Mill River. On-site devices are proposed treat stormwater before it is discharged from the 
sites to the river and storm system. We support these measures, and recommend the applicant be 
encouraged to incorporate as much aboveground stormwater management solutions as possible. 

We also note that the proposed construction of Chicken Island Phase 4 continues to keep the Saw Mill 
River in a culvert beneath the new building. Since it would be preferable to build on the success of earlier 
phases of the Saw Mill River daylighting, we encourage the City to work with the applicant on alternative 
design plans that could perhaps daylight this segment of the river.  

7. Green building technology.  

We note the DEIS states the applicant would follow the Yonkers Green Development Standards, and 
proposes to include green roofs into the design of the buildings. We encourage the applicant to include 
as much additional green, or sustainable building technology as possible within the proposed 
development, including solar arrays on the building roofs, and solar canopies over the top floors of the 
garages. The applicant states that as natural gas usage for the sites would be increased, Con Edison 
moratorium policies would apply and the buildings would be required to incorporate interruptible gas 
service. The applicant is considering heating oil as a backup fuel source, but we recommend that green 
energy solutions be explored for these large sites. 
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We also recommend that the DEIS include recommendations for electric vehicle charging stations within 
the garages. 

8. Universal design. 

We commend the applicant for discussing universal design within the DEIS, and encourage the City to 
continue to promote universal design standards that allow all residents and visitors to fully engage in our 
public spaces. 

Please inform us of the City’s decision so that we can make it a part of the record. 

Thank you for calling this matter to our attention. 

Respectfully, 
WESTCHESTER COUNTY PLANNING BOARD 

By: 
 

Norma V. Drummond 
Commissioner 

NVD/MV 
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