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PART ONE  -  II.    WHITE PLAINS:  THE CITY TODAY  
 
A. THE PHYSICAL CONTEXT 
 
The 1997 Comprehensive Plan stated that “White Plains’ 9.9 square miles and 
estimated 1996 resident population of 50,000 belie its stature as a regional 
center for business, retail, government, and medical services; its commercial 
base and business economy are comparable to those of cities larger in size and 
with two to three times the population.”  Today, White Plains has a population 
of approximately 56,000. It continues to be a regional center for business, retail, 
government, and medical services, and its downtown has now become a major 
center of residential living. 

 
Most importantly, White Plains remains a city of distinct and diverse residential neighborhoods, with 24 
organized neighborhood associations and a new downtown residents’ association.  The residents identify 
with both the City and their neighborhoods.  They are sensitive to development proposals which might 
impact them, and place the highest priority on neighborhood preservation and improvement of the quality of 
life in their neighborhoods. 
 
White Plains is also a city with a substantial open space character, often referred to as the “City in a Park.”  
Public and private open spaces are interspersed throughout White Plains, and link many of its 
neighborhoods. Since the acceptance of the Comprehensive Plan in September 1997, the City has acquired 
or permanently preserved over 56 acres of open space.  Appendix ** provides a summary of the open space 
acquired or preserved since acceptance of this plan in 1997. 
 
Through sound management and planning, and prudent investment in municipal facilities such as 
infrastructure and community facilities, White Plains has been able to capitalize on its historic role as the 
County seat, with accessibility via roads, bus and rail.  It has become a true regional center with a compact 
and efficient Core Area, and the capacity to change and grow while still preserving neighborhoods, adding 
to its inventory of public parks and open spaces, and protecting the natural environment. This Plan contains 
Appendix **, which lists all of the major capital improvement projects of the City since the acceptance of 
this plan in September 1997. 
 
White Plains is located in the central part of Westchester County and is bounded by the Town of North 
Castle to the north, the Town of Harrison to the east and south, and the Village of Scarsdale and the Town 
of Greenburgh to the west.  It ranks third largest in land area among the County's six cities, behind Yonkers 
and New Rochelle. 
 
White Plains is the County seat, and is easily accessible from all parts of Westchester County and the 
Metropolitan Region via expressways, parkways, and the County bus system.  The Harlem Division of the 
Metro-North Commuter Railroad provides the City with rail service to Mid-town Manhattan in 35 minutes. 
The nearby Westchester County Airport provides direct and indirect access to major cities throughout the 
United States.  Excellent regional access, a series of major corridor streets leading to the Core Area, and a 
large supply of municipal parking have been important factors in the successful development of White 
Plains as a regional center. 
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The Cross-Westchester Expressway (I-287), with connections to I-684, I-95, I-87, and the Bronx River and 
Hutchinson River Parkways, carries regional traffic to and from White Plains.  Six primary entrance 
corridors provide direct access to the City's Core Area: 
 

• North Broadway (Route 22) 
• Westchester Avenue (Route 119) 
• Mamaroneck Avenue 
• East and West Post Road (Route 22) 
• Central Avenue (Route 100)/Tarrytown Road (Route 119). 
• North Street (Route 127) 

 
County-owned roads within White Plains include the following1: 
 

• North Broadway (CR87) 
• North Street (CR30) 
• Central Avenue (CR99) 
• Tarrytown Road (CR99) 
• Aqueduct Road (CR124) 
• Hamilton Avenue (CR52, CR52A) 
• Post Road (CR53, CR108) 
• Westchester Avenue (CR71, CR62) 
• Orchard Street (CR149) 
• Central Westchester Parkway (CR150) 
• Old Mamaroneck Road (CR26) 
• Mamaroneck Avenue south of Bryant Avenue (CR8C) 
• Bryant Avenue east of North Street (CR153) 
• Lake Street east of I-287 (CR32B) 

 
Significant major streets linking these regional roadways and the entrance corridors include Old 
Mamaroneck Road (Route 125), the Central Westchester Parkway, Bryant Avenue, Ridgeway, Rosedale 
Avenue, Bloomingdale Road, and Maple Avenue (See Road Classification Map, page 1-II-3). 
 
As part of the Central Renewal Project, White Plains developed a multi-modal transportation facility, the 
TransCenter, just north of Hamilton Avenue.  The TransCenter includes the Metro-North Railroad Station, 
an 800-space commuter parking garage, an area for shuttle bus and taxi service, and a long-distance bus 
station.  The White Plains Bus Station, just east of the TransCenter on Ferris Avenue and Water Street, is 
the major regional center for Westchester County’s Bee-Line bus system. 
 
Section B summarizes the City in 1997, at the time of the acceptance of the 1997 Comprehensive Plan. This 
section appears in the 1997 Plan.  It addresses each of the following areas: 
 
1. Land Use and Zoning in 1997 

                                                 
1

Westchester County Department of Planning, County and State Highways and Parks Map, Sept. 1986 and 1997 Draft Update. 
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2. Geographic Planning Areas Used in the 1997 Plan 
3. Socioeconomic Context of the City in 1997 
4. Demographic Factors in 1997 
5. Housing Supply and Composition of Housing Market in 1997 
6. Economic and Market Futures in 1997 
7. White Plains Competitive Edge in 1997 
8. Trends into the 21st Century in 1997 
 
Following this Section, Section C summarizes the City in 2006, at the time of the acceptance of the 
Comprehensive Plan Update. Each of the above listed areas is addressed in the context of the City in 2006. 
 
B. WHITE PLAINS IN 1997 
 
 1. LAND USE AND ZONING 
 
The City's Zoning Ordinance, adopted in 1981 and subsequently amended, permits a variety of housing 
types and a full spectrum of office, retail and personal service uses. Commercial and retail uses are 
concentrated primarily in the Core Area.  There are a limited number of industrial districts.  The location of 
each land use group is predicated on physical constraints and environmental factors, street and public 
transportation access, and the objectives of minimizing the potential impacts of uses on each other and of 
non-residential uses on the residential neighborhoods. 
 
In 1997, the Zoning Ordinance contained 13 residential districts, ranging from the lowest-density R1-30 
district, at 1.45 D.U./acre, and the predominant low-density R1-12.5 district, at 3.48 D.U./acre, to the high-
density RM-0.35 district, at 124.4 D.U./acre. 
 
There were 12 office and business/retail districts permitted by the City's Zoning Ordinance, including: 
 

• Campus-Office district with a 0.30 maximum F.A.R., a maximum coverage of 10%, and a 
requirement of substantial side yard setbacks where a property is developed adjacent to a residential 
district. 

• Urban Renewal Central Business district permitting a broad array of uses, with 5.00 maximum 
F.A.R. and a residential density of 108.9 D.U./acre. 

• Enclosed Mall district with a 6.00 maximum F.A.R. 
• BR-1 and BR-2 districts with a permitted maximum non-residential F.A.R. of 0.80 and commercial 

uses limited to sidewalk-level, ground-floor space. 
• BR-3 and BR-4 districts with permitted higher F.A.R.'s of 2.00-4.00 and bonus provisions to 

increase the maximum F.A.R. by substitution of residential for non-residential floor space. 
• The Neighborhood Business district is a less intense convenience shopping district with a 0.80 

maximum F.A.R. allowing local retail and personal service uses. 
• The Intermediate Business district is a general retail, office, service and residential district mapped 

predominantly along major corridors and arterial commercial streets with a 2.00 maximum F.A.R., 
or 54.5 D.U./acre. 

 
The only industrial district, mapped in six small areas in the City, is the Light Industrial district, with a 2.00 
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maximum F.A.R. 
 
Between 1973 and 1991, the net increase of office, retail and other non-residential uses in the City totaled 
9,815,906 square feet.  Seventy-four percent of this growth occurred in the City's Core Area, 12% occurred 
in the Close-In Areas surrounding the Core Area, and 14% took place in the Outer Areas in the northern and 
southern sections of the City.  This distribution of non-residential development is consistent with, and 
supportive of, the recommendations of the 1977 Plan, which sought to keep the more intense commercial 
and retail development in the Core Area, i.e. the regional center. 
 
From 1973 to 1991, there was a net increase of 2,834 housing units; approximately 35% of these were 
realized in the Core Area, 30% in the Close-In neighborhoods and 25% in the Outer Area neighborhoods. 
 
Growth and development in White Plains abated in the 1990's, due in part to a series of interrelated external 
factors, including the slowing of the regional and national economy; saturation of the Westchester office 
markets; corporate downsizing with concomitant loss of retail purchasing power in the City; and the impact 
of telecommunications on the workplace.  These factors began a decline in the City's real property tax base 
which has continued to impact the City through tax certioraris. 
 
Some limited development did, however, continue to occur, and the following development was completed 
during the period from 1992 to 1995. 
 
 Table 1 
 Completed Developments 1992-1995 

 Housing 
(d.u.) 

Office 
(s.f) 

Retail 
(s.f.) 

Other  
Non-Residential 
(s.f.) 

Core Area 0 0 1,264,0003 281,3994 
Close-In Area 171 0 0 1,541 
Outer Area 171 68,1005 0 13,7876 

 
3  The Westchester and Westchester Pavilion 
4  Primarily Pace University Lubin Graduate Center 
5  Combe expansion 
6  Solomon Schecter expansion 
 
2. GEOGRAPHIC PLANNING AREAS USED IN THE 1997 PLAN 
 
For comprehensive planning purposes, the City has been divided into three major geographic areas to 
facilitate description, analysis, and planning.  The three major areas are the Core Area, the Close-In 
neighborhoods and the Outer Area neighborhoods.  In addition, major corridors in the City and major 
properties which are subject to development pressure, or which represent areas needing aesthetic, 
physical or economic improvement, are analyzed. 
 



I-II-5  

 
 

 

 

a) Core Area 
 
The Core Area is the City's retail, office, and government service district, which comprises the regional 
center.  It encompasses three sub-areas:  
 
1. Mamaroneck Avenue Central Business District:  This is the traditional downtown business 

area of Main Street, Mamaroneck Avenue and East Post Road.  The area includes on-street retail, 
major office buildings, and limited medium density housing.  

 
2. Central Renewal Area:  This section of the Core Area is defined by the Central Renewal Project 

Area.  It includes major office buildings, the TransCenter, the Galleria, major governmental offices, 
the library, and both high and medium density housing. 

 
3. Specialty Retail Area:  This high fashion and specialty shopping area includes The Westchester 

mall (with Neiman Marcus and Nordstrom), the Westchester Pavilion mall, Saks Fifth Avenue 
department store and the Holiday Inn Crowne Plaza Hotel.  There is no housing in this area. 

 
b) Corridors 

 
Five main corridors leading into the Core Area are analyzed in detail as geographic planning areas.  The 
Mamaroneck Avenue, Post Road, Tarrytown Road, North Broadway and North Street corridors each 
contain a mix of uses and serve important but different roles. 
 
c) Major Properties 
 
The 1997 Plan analyzes and makes site-specific recommendations for a number of major properties that fall 
outside of the Core Area:  the New York Hospital property, the Eastview School and vicinity, the three golf 
courses, and the three nursery properties on Mamaroneck Avenue.  Each has significant development 
potential, but there is also a need to preserve certain open space and environmental features on each 
property and, as in the case of the Eastview School, preserve public recreation and educational facilities.  
The Gedney DPW Facility is also considered a major property because of its size and the potential for 
reconfiguration of its public functions. 

 
d) Close-In Area 
 
The Close-In Area comprises the six older residential neighborhoods surrounding the Core Area, which 
contain a diversity of housing types, from one- and two-family homes to medium density low-rise 
multifamily structures and the New York Hospital property.  (In previous plans, this area was referred to as 
the Fringe Area.) 
 
e) Outer Area 
 
The Outer Area comprises 21 lower-density single-family residential neighborhoods which contain the 
majority of newer low-density housing, major public and private institutions, and open spaces.  Campus-
office developments have been built along Westchester Avenue and at the southern end of Mamaroneck 
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Avenue in the planning area. 
 
Further detailed land use and demographic information on each of these areas is contained in Appendix B 
and is available from the White Plains Planning Department office in the 1997 Neighborhood Profiles report 
compiled as part of the 1994-1997 comprehensive planning program. 
 
3. SOCIOECONOMIC CONTEXT OF THE CITY IN 1997  
 
White Plains changed significantly over the years from 1977 to 1997.  The City grew in population and 
became a more socially and ethnically diverse community, and remains so into the future.  According to the 
1990 Census, the population became both older and younger, with a significantly larger middle-aged 
population (i.e. 35-54) and a substantially larger number of pre-school and early elementary school-age 
children. 
 
The economies of Westchester County and White Plains are now influenced to a larger degree than ever by 
external forces - international, national and regional - which are beyond the immediate control of local 
government.  The slowing of the national and regional economies, corporate downsizing and the "re-
engineering" of American big business in the 1990’s had an enormous negative impact on White Plains’ 
office and downtown retail markets and the City's property tax revenues.  However, White Plains’ 
underlying economic base was strong, and the City was seen to be well-positioned to maintain or increase 
its share of Westchester County's office and shopping markets. 
 
4. DEMOGRAPHIC FACTORS IN 1997 
 
a) Population Growth 
 
Between 1980 and 1990, the population of the City of White Plains increased by 3.7 percent, from 46,999 to 
48,718.  This reversed a downward trend, which saw the City's population decline by 360 between 1960 and 
1970, and by 3,126 between 1970 and 1980.  The City's population gain represents 20.8% of the total 
county increase during the 1980-1990 decade.  New York City, White Plains and Rome were the only cities 
in New York State to experience a gain in population during the 1980's. 
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b) Race/Ethnicity 
 
Between 1980 and 1990, the racial/ethnic make-up of the City was redistributed, with significant increases 
in the number of Hispanics and Asians. 
 
 Table 2 
 Population Characteristics 
 Race/Ethnicity 
 

 
Race/Ethnicity 

1980 
Census Data 

1990 
Census Data 

% 
Change 

% 
1990 

White (non-Hispanic) 33,938 31,345 (7.6)  64.3 
Black (non-Hispanic)  8,941  8,869 (0.8)  18.2 
Hispanic (all races)  3,163  6,900 118.1  14.2 
Native American (non-
Hispanic) 

-     44 - - 

Asian & Pacific Islanders  
(non-Hispanic) 

-  1,473 - - 

Other (non-Hispanic) -    131 -   0.1 
Total 46,999 48,718 - 100.0 

 
       Source:  U.S. Census; Comprehensive Housing Affordability Strategy (CHAS) Databook 
 
The white (non-Hispanic) population declined by 7.6%, and the black (non-Hispanic) population 
declined by less than one percent; the Hispanic (all races) population more than doubled, with a growth 
of 118.1%, or 3,737 persons.  On a county-wide basis, the Hispanic population rose 89 percent during the 
same period.  The majority of the Hispanic population moving to White Plains settled in the City's Core 
and Close-In Area neighborhoods. 
 
c) Age Distribution  
 
The median age of White Plains’ population was 36.7 in 1990, which was slightly older than the 
population of the County as a whole. 
 
The "middle-aging" trend was a national as well as local phenomenon.  An equally significant trend was 
the dramatic increase in pre-school and elementary school-age population, in large part due to 
immigration.  The 1997 enrollment for White Plains’ elementary, middle and high schools was estimated 
to be 6,200, as compared with the 1990 actual enrollment of 4,762.  This represents an increase in 
enrollment of 30% since 1990. 
 
The City's under-18 age population was evenly distributed between the Close-In Area neighborhoods and 
the Outer Area neighborhoods, while the Close-In Area of the City had more elderly residents than the 
Outer Area neighborhoods. 
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d) Population Projections 
 
Projecting population is difficult at best, and estimates depend upon assumptions about trends which 
have just begun to develop, but have not yet been fully established. 
 
In order to prepare its report, "Economic Futures:  The Alternatives" (March 1995), the Arthur Andersen 
Real Estate Services Group (referred to hereafter as “RESG”) obtained population projections from 
Claritas/NPCD (National Planning Data Corporation), an organization widely used by the real estate 
industry.  Quotations in this section are from the RESG report.  The population projections for White 
Plains were as follows: 
 

• The 1994 population estimate for White Plains was 50,243, indicating growth of 3.1% over the 
previous four years.  The 1999 population in White Plains was projected to be 51,896, a 3.3% 
increase from the 1994 estimate. 

 
• Population growth in Westchester County was expected to be slower than in the City of White 

Plains. 
 
The population analysis was further refined by age distributions. 
 

• Age Range Birth-14:  The statistical data projected a continued increase of youth in the Birth-14 
age cohort between 1990 and 1999. 

 
• Age Range 15-34:  For the Hudson Valley Region, Westchester County, and the City of White 

Plains, 1994 estimates showed significant declines in population in the 15-24 and 25-34 age 
cohorts, with this trend projected to continue for the 25-34 age cohort to 1999 in all three 
geographic areas, suggesting a shifting of the population toward middle-aged individuals.  This 
trend is consistent with regional and national demographic patterns. 

 
• Age Range 35-54:  Population growth in White Plains was most significant in the 35-44 and 45-

54 age cohorts, which is consistent with these age segments' anticipated population growth for 
Westchester County and the Hudson Valley Region. 

 
• Age Range 55+: White Plains, Westchester County, and the Hudson Valley Region were 

estimated to have experienced a decline in the 55-64 year old group between 1990 and 1994, 
although this trend was projected to reverse significantly by 1999.  Between 1994 and 1999, 
declines were projected in the 65-74 age cohort.  However, significant absolute and percentage 
growth were estimated (1994) and projected (1999) for the 75 years and older category.  This is 
consistent with the "graying of America," with older senior citizens comprising a larger portion 
of the population. 

 
In July 1995, the Westchester County Department of Planning issued a report which presented new 
population projections for Westchester County and municipalities through the year 2020, using the 1990 
Census as the baseline for their projections.  The County projected a smaller population increase for 
White Plains in the year 2000 than did the RESG report, and had the City's population dipping to 48,000 
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in 2010 and rising to 50,000 in 2020.  City staff considers the RESG report to be more realistic. 
 
e) Household and Family Size 
 
The average household size in White Plains is lower than in the county as a whole:  2.38 as compared 
with 2.64.  Unlike the county, which experienced a decline in the average household size between 1980 
and 1990, White Plains remained constant and is expected to remain stable during the 1990's.  The 
average family size in the City is also lower than in the county as a whole:  2.64 as compared with 3.16. 
 
f) Household Growth 
 
The number of households in White Plains grew between 1980 and 1990.  Household growth is expected 
to continue during the 1990's, with a 3.0% rise from 1990 to 1994, and a 3.2% increase from 1994 to 
1999.  The City is projected to experience absolute growth of 1,236 households by 1999, a 6.4% increase 
from 1990.  New household formations are the basis of future housing demand.2 
 
g) Aggregate and Per Capita Income 
 
The aggregate and per capita income in White Plains and its market area grew during the decade of 1980-
1990.  The rate of income increase for White Plains during the past decade and the projected rate of 
increase to 1999 are both lower than for Westchester County and the Hudson Valley Region.   
 
h) Average and Median Household and Family Income 
 
Growth in household income was significant in White Plains, Westchester County and the Hudson 
Valley Region during the past decade.  White Plains’ average and median household income levels are 
comparable with the larger region, but are slightly below those for Westchester County.  Non-family 
households tend to consist primarily of single elderly and lower income individuals. 
 
Median and average family incomes in White Plains are significantly higher than household incomes, but 
still run slightly below median and average family income for Westchester County.   
 
Estimates and projections indicate that the growth trends in household income will continue into the 
1990’s, but at slower rates than during the past decade. 
 
i) Low and Moderate Income Households 
 
Despite the City's overall healthy income levels, White Plains has significant concentrations of low and 
moderate income households.  According to statistics from the U.S. Department of Housing and Urban 
Development (“HUD”) and the City's 1995 Consolidated Plan, submitted to HUD in connection with the 
City’s Community Development Block Grant Program, 27.18% of the City's households have incomes 
under 80% of the median income established for Westchester County.  These households are considered 
to be low and moderate income. 

                                                 
 2RESG report. 
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There have been two principal trends related to income distribution in White Plains.  First, the percentage 
of low and moderate income persons has declined overall since 1980; second, the geographic 
concentration of low income persons has decreased, resulting in a broader geographic distribution.  
However, the broader distribution has occurred solely within Close-In neighborhoods and in the northern 
section of the City. 
 
5. HOUSING SUPPLY AND COMPOSITION OF HOUSING MARKET IN 1997 
 
a) Housing Composition 
 
The City of White Plains is a community with tremendous diversity in its housing stock, ranging from 
very low density - including single-family - to varying densities of multifamily dwellings.  Tenure types 
include rental, fee simple (applicable primarily to single-family homes), condominium, cooperative, and 
homeowner association.  Most of the housing stock in White Plains is in sound condition. Some housing 
in certain neighborhoods in and around the Core Area is in substandard condition and needs 
rehabilitation, according to a survey of housing stock conditions in the Close-In neighborhoods 
conducted by the Community Development Rehabilitation Program staff. 
 
The composition of the housing stock in White Plains is shown in the following table.  As reported in the 
1990 Census, White Plains had 20,714 total dwelling units.  Over one third of the City's housing units are 
single-family, and 40+% are in buildings of 20 or more units.  The balance are located in two-, three- and 
four-family structures, and small multifamily buildings of up to 19 units. 
 
 Table 3 
 Housing Composition 
 

Housing Type # Of Units % of Total 
Single-family detached 6,842 33 
Single-family attached 407 2 
Two-family 1,202 5.8 
3-and 4-family 1,201 5.8 
5- to 9-family 1,008 4.9 
10- to 19-family 1,225 5.9 
20- to 49-family 2,140 10.3 
50+ units 6,432 31.1 
Other 257 1.2 
Total 20,714 100% 

Source:  U.S. Census, 1990 
 
Based on the 1990 Census, of the City's 20,714 housing units, 52% are owner occupied and 48% are 
rental.  Special housing facilities, such as group homes, community residences, and supportive housing 
facilities, are included in these figures.  Other housing not considered “units” by the Census Bureau, such 
as hotels, motels and rooming houses, comprise 2% of the housing stock in the City.  The vacancy rate in 
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1990 was 4.2% for rental units and 5.0% for ownership units, with a total of 345 vacant units in the City. 
 Of the total 9,809 units which are rentals, approximately 16% are in cooperatively owned buildings, 5% 
in condominiums, 17% in public or assisted housing, 61% in rental buildings and 1% in single-family 
residences. 
 
While the City's overall housing stock grew during the 1980's, the number of rental units reported in the 
Census dropped from 11,555 units in 1980 to 9,818 units in 1990, a loss of 15%.  The loss of rental 
housing units has been primarily due to the conversion of existing rental housing stock to cooperative and 
condominium ownership, much of which occurred during the early to mid 1980's in buildings subject to 
the New York State Emergency Tenant Protection Act (ETPA). 
 
Of the City's 20,714 dwelling units in 1994, 3,869 were owned in cooperative form (co-ops).  This 
represents 18.1% of the total housing stock.  Of these, 3,695 units in 46 buildings were converted from 
rent-regulated apartments.  In 1994, there were 2,644 condominium units in the City, representing 12.8% 
of the City's housing stock.  Of these, 890 are in buildings converted to condominium ownership from 
rent-regulated apartments. 
 
A total of 1,670 rental units are project-based assisted housing.  Of these, 712 are public housing units, 
and 958 are other subsidized housing units.  The 1,670 publicly assisted rental units represent 17% of the 
City's total rental housing stock. 
 
The City also administers a Section 8, Tenant-Based Certificate and Voucher program providing federal 
rental assistance to 343 households.  Of the households currently assisted, approximately 200 are leased 
up in White Plains. 
 
b) Housing Costs 
 
Like other communities throughout the region, White Plains experienced a spiraling of housing costs 
during the 1980's.  The upward pressure on housing costs in White Plains, as elsewhere, can be attributed 
to a number of factors, including a shortage of developable land, a boom economy throughout much of 
the 1980's which resulted in escalating land prices, and the strong market for expensive housing targeted 
to upper income households.  In 1980, the Census reported the median value for owner-occupied housing 
in White Plains to be $88,000.  In 1990, the Census reported a median of $296,000, an increase of almost 
350%.  Census figures on median contract rents for rental housing were reported as $279 in 1980 and 
$589 in 1990, an increase of over 200%. 
 
On a comparative basis, the median value of owner-occupied housing is approximately the same in White 
Plains as in the County as a whole: $285,000 versus $286,000 (1994 Multiple Listing Service provided 
by the Westchester County Board of Realtors).  The median value of contract rents in White Plains is 
also comparable to the County-wide amount: $545 versus $543.  The median contract rents reflect 
median rent for occupied units.  Due to the rent regulations in effect in White Plains for over 50% of all 
rental units and the subsidized rents applicable to 17% of those units, the median contract rents are not 
reflective of the rents being asked on vacant units in unregulated buildings where most of the rental 
housing turnover takes place.  
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6. ECONOMIC AND MARKET FUTURES IN 1997 
 
The continued vitality of White Plains depends upon, among other factors, a strong economy.  Economic 
development, therefore, is an important element of the City’s Comprehensive Plan with both short and 
long term objectives.  Moreover, planning for economic development must recognize the physical 
constraints of the City’s infrastructure and environment, the evolving nature of the regional, national and 
international economies, and the need to locate economic activity in a manner which does not negatively 
impact on White Plains’ residential neighborhoods. 
 
The most frequently cited goal of economic development is expansion of the City’s tax base.  The decline 
in the tax base - brought about principally by reductions in assessments on major commercial properties, 
the removal by the State of the City's ability to tax telecommunications equipment, and the State's 
recalculation of special franchise assessments - has significantly impacted the City and the School 
District’s property tax base.  Re-occupancy of existing vacant space, and new office, retail and other non-
residential development, are helping to reverse that trend.  A revitalizing business sector is also 
contributing to the stabilization of commercial property values and, therefore, assessments.  However, re-
occupancy of vacant space is occurring at lower base rents than were the basis of assessments in the 
1980's.  Therefore, re-occupancy alone will not return assessment levels to their mid-1980 highs. 
 
Sales tax revenues now represent a greater percentage of the City's tax revenues than property taxes.  The 
openings of the Westchester Pavilion and The Westchester malls have helped to increase sales tax 
revenues; expansion and/or revitalization of the City’s Core Area retail district would further increase 
this revenue source.  Development also produces employment, both for local residents and for commuters 
to White Plains.  Beyond the obvious positive impact of providing jobs, a strong employment base helps 
to support local retailers, particularly those in the central business district.  Meeting the goal of expanded 
employment also helps to stabilize the City’s residential neighborhoods by attracting new homeowners 
and renters who wish to live in close proximity to their jobs. The relationship between the City’s 
business and residential sectors points to a broader objective for economic development activities.  The 
Comprehensive Plan seeks to encourage appropriate economic activity in order to enhance the City’s 
overall vitality and quality of life.  By supporting a range of economic activities, White Plains can be a 
well-rounded community, more able to offer its residents a variety of opportunities for employment, 
shopping, recreation and services, and providing a more attractive and stimulating place to live. 
 
The City must look at economic development in the broadest sense to encompass all of the elements 
which it comprises.  White Plains’ economic base is most frequently thought of in terms of its office 
buildings and the corporate presence they bring to the downtown and the I-287 corridor.  Recent 
developments within the City have highlighted the importance of retail uses in the White Plains 
economy. 
 
Beyond the retail and office sectors, the City contains a variety of uses which are important economic 
generators and which may have the potential to be even more important in the future.  For example, as 
the County seat, White Plains has long been a center of government activity; opening of the new federal 
Courthouse has enhanced that role and made the Core Area more attractive to attorneys and other support 
services. 
 
The medical sector is already a major presence in White Plains with three hospitals, a nationally-known 
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physical rehabilitation facility, a recently opened health maintenance organization (HMO) and a 
substantial number of professional offices.  The changing nature of health care nationally, and the 
proliferation of new forms for health care providers, create the potential for White Plains to strengthen 
this element of its economy.  Although the hospitals are exempt from property taxes, growth in this 
sector could have important spin-off effects. 
 
Although a relatively small part of the local economy, light industrial uses play an important role in 
providing services to businesses and residents and in creating job opportunities for a range of workers.  
The City’s light industrial areas - Westmoreland Avenue, Ferris Avenue, South Kensico Avenue, 
Haarlem Avenue, and Russell Street - need to be maintained and upgraded where appropriate. 
 
One sector which has been historically weak is entertainment.  In addition to generating jobs and sales 
taxes on their own, such uses can help to support local stores and restaurants and contribute to the City’s 
overall image as an attractive location in which to live and work.  In terms of retail, supermarkets are a 
use that is in short supply.  More importantly than the jobs or revenues that they generate, supermarkets 
are critical for the service that they provide to residents.  Encouraging the development of a large, full-
service supermarket would have a positive impact both from an economic development point of view as 
well as in terms of improving the City’s overall quality of life. 
 
The various sectors of the economy must be supported in order to prosper.  Businesses require adequate 
infrastructure, including transportation access, utilities and, increasingly, sophisticated 
telecommunications systems.  They also require a diverse and qualified labor force, the presence of 
which is closely related to the availability of a variety of housing types at a range of prices.  Thus, City 
policies to encourage economic development must include infrastructure investment and housing 
development policies which can be provided in a way that is compatible with the continued prosperity of 
White Plains’ businesses, the enhancement of the City’s quality of life, and the preservation of its 
neighborhoods. 
 
In order for the Comprehensive Plan to address the economic development issues described above, it 
must be based on an understanding and appreciation of the national, regional and local influences on the 
City’s economy, projected over the period of the Plan.  National trends which are key influences 
impacting the City's economy and affecting its planning and development are summarized below. 
 

• The increasing mergers, consolidations, and restructuring of corporations. 
 

• The continuing efforts to reduce the number of employees and amount of space required to house 
employees in order to reduce costs and, at the same time, increase profits. 

 
• The growth of specific industry types.  National growth industries which are projected to have 

potential for White Plains include: (1) Health and Biomedical Industries, (2) Business Services, 
(3) Education, (4) Finance, and (5) Telecommunications. 

 
• Federal laws and mandates which will impact the demand for and location of certain types of 

uses. 
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• The “middle-aging” of the U.S. population. 
 

• The increasing diversity in the growth of America's population, most evidenced by increases in 
Hispanic and Asian populations. 

 
The Plan's recommendations take into consideration these influences, which often relate to, and directly 
and indirectly impact, each other.   
 
7. WHITE PLAINS COMPETITIVE EDGE IN 1997 
  
Despite instances of weakness in particular segments of the City's economy, overall, it is strengthening.  
White Plains enjoys a strong competitive position in Westchester County with regard to office and retail 
markets, and this competitive position can be expected to remain strong.  Despite certain large corporate 
relocations, office leasing rates show strong office absorption by smaller national and regional firms. 
 
The following are characteristics which positively influence the City's competitive position. These 
indicate that White Plains can reasonably anticipate demand to increase in the office and retail market 
sectors. 
 

• The tradition of the City as a retail and office market center. 
 

• White Plains’ role as the County seat in an increasingly affluent county. 
 

• The growth of major retailers whose merchandising is consistent with local and regional 
demographic trends. 

 
• Demand for Class A office space coupled with: 

 
 -   growth in regional businesses directly related to the White Plains office market 
 -   demand for proximate, educated labor force 
 -   New York City office market relationships 
 

• The City's role as an urban community with a mix of uses and market segments compatible with 
growth. 

 
• The ease of commutation by both automobile and public transportation, with ready access to 

major thoroughfares and airports. 
 

• Proximity to New York City and corporate office parks. 
 

• The presence of hospitals and a nearby medical center in the City. 
 

• The presence of institutions of higher learning. 
 

• Historic government policies of "reasoned controlled growth." 
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• The inventory of good housing stock and quality residential neighborhoods, which provide a 

wide range of housing types and price ranges in a county noted for high housing costs. 
 
Factors identified as negatively impacting White Plains’ competitive position include: 
 

• The current range of choices in Westchester County and the region for office space, due to high 
vacancy rates in prime market areas. 

 
• Aggressive pro-growth development policies by other communities in Westchester County and 

the region. 
 

• The decline in the amount of Class A office space available in the City. 
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8. TRENDS INTO THE 21ST CENTURY IN 1997 
 
The overall economic conditions support continued demand for growth and development in the following 
categories: (1) general office, not primarily large corporate headquarters but for smaller regional and high 
technology firms; (2) retail; and (3) residential markets. 
 
The following trends are anticipated based on national, regional and local factors cited above. 
 

• Office market demand will grow slowly but steadily.  New demand will require: (1) access to 
mass transit, (2) greater attention to technologically advanced and adaptable buildings, and (3) 
office buildings that can be configured for multi-tenant use. 

 
One result of this change in demand type is that older, less desirable space may be viewed as increasingly 
obsolete.  As a result, buildings containing such space will need to be considered for major renovation, 
and if this is not feasible, retrofit for other uses, such as residential, or demolition to permit 
redevelopment. 
 
White Plains’ office market currently represents 30 percent of Westchester County's total.  Based on the 
projected growth in office prone employment in the county, and taking into account a possible reduction 
in the typical floor area per employee from 250 to 175 square feet, it is expected that White Plains could 
see demand for between 1.2 million and 2.1 million square feet of office space over the next ten years.  
The range would depend, among other things, upon whether the City gains or loses market share. 
 

• Retail market demand is anticipated to remain strong. 
 
Prior to the opening of The Westchester mall, White Plains had 20 percent of the county's shopping 
center and department store space.  With The Westchester, the City's share of space rose to 25.6 percent; 
the share of sales has risen as well. 
 
Westchester County has the potential, based on an analysis of purchasing power, to support an additional 
11.7 million square feet of retail space over the next ten years. Depending upon the extent to which 
White Plains wishes to maintain or expand its share of the county's retail market, if at all, the City could 
see demand for 1.1 million to 4.1 million square feet of department store and mall space during that 
period.  The amount of any such expansion would be limited by the availability of appropriate sites and 
the City's concerns regarding traffic impacts and preserving and upgrading the vitality of existing retail 
areas in White Plains, particularly in the Mamaroneck Avenue Central Business District.  
 

• New residential demand will be limited, with a strong demand for moderately priced market 
rental and for-sale units. 

 
Considering new household formations, replacement housing, and movers who buy or rent - adjusted by 
incomes necessary to afford a unit in White Plains - a ten-year demand of 1,450 units, or some 145 per 
year, is anticipated.  For this to happen, zoning changes and other public initiatives would be necessary. 
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C. WHITE PLAINS IN 2006 
 
1. LAND USE AND ZONING IN 2006 
 
As of May 2005, the Zoning Ordinance contains 15 residential districts with the same range of density as 
in 1997.  One of the two new residential districts provides for more dense two-family development in the 
Carhart neighborhood and portions of the Highlands.  This district, the R2-2.5, permits development at 
approximately 17 units to the acre.  The other new residential district, the RM-0.7, was created to permit 
a slightly higher density townhouse zone than the RM-1.5T district. 
 
Another significant change to the residential districts is the substantial expansion of the area zoned at the 
lower density of R1-30 in the southern portions of the City.  Also, the residential densities in all of the 
neighborhoods have been adjusted to be more consistent with neighborhood character, rather than 
intended to increase overall density. 
 
In September 1997, there were 13 office and business/retail districts permitted by the City's Zoning 
Ordinance, including: 
 

• Campus-Office (C-O) district with a 0.30 maximum Floor Area Ratio (F.A.R), a maximum 
coverage of 10% and a requirement of substantial side yard setbacks where a property is 
developed adjacent to a residential district. 

• Office Residential (O-R) district. 
• Urban Renewal Central Business (UR-2) district permitting a broad array of uses with 5.00 

maximum F.A.R. and a residential density of 108.9 dwelling units (d.u.)/acre. 
• Enclosed Mall (B-6) district with a 6.00 maximum F.A.R. 
• Business Residential (BR-1 and BR-2) districts with a permitted maximum non-residential 

F.A.R. of 0.80 and commercial uses limited to sidewalk-level, ground-floor space. 
• Business Residential (BR-3 and BR-4) districts with higher permitted F.A.R.'s of 2.00-4.00 and 

bonus provisions to increase the maximum F.A.R.  by substitution of residential for non-
residential floor space. 

• Restricted Business (B-1) district. 
• Neighborhood Business (B-2) district with a less intense convenience shopping F.A.R. of 0.80, 

allowing local retail and personal service uses. 
• Intermediate Business (B-3) district with a mixed-use general retail, office, service and 

residential F.A.R. of 2.00, or 54.5 d.u./acre, mapped predominantly along major corridors and 
arterial commercial streets. 

• Central Retail and Office (B-4) district. 
• Light Industrial (LI) district. 

 
As of May 2005, there are 14 office and business/retail districts permitted in the City’s Zoning 
Ordinance, including the following districts existent in 1997: 
 

• Campus-Office (C-O) district 
• Office Residential (O-R) district 
• Enclosed Mall (B-6) district 
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• Restricted Business (B-1) district 
• Neighborhood Business (B-2) district 
• Intermediate Business (B-3) district 
• Business Residential (BR-1 and BR-2) districts 
• Light Industrial (LI) district 

 
The new districts include the following: 
 

• Central Business (CB-4) district and Urban Renewal (UR-4) districts, which permit a broad array 
of uses, with 5.00 maximum non-residential F.A.R. and an F.A.R. of 5.5 for buildings with over 
50% residential.  Both of these districts permit increased height (from 230 feet to 400 feet) for 
buildings on large sites (over 300,000 square feet) that are more than 50% residential.  The CB-4 
district replaces the former UR-2 district and the UR-4 district is a new district. 

 
• The CB-1, CB-2 and CB-3 districts, which replaced the former BR-3 and BR-4 districts.  These 

districts permit F.A.R.'s of 2.00 (commercial) to 4.00 (mixed use) and bonus provisions to 
increase the maximum F.A.R. by substitution of residential for non-residential floor space.  The 
CB-1 district, from Maple Avenue to Post Road has a reduced commercial density and limited 
residential density.  The CB-2 and CB-3 districts permit increased height and F.A.R. from 5.0 to 
5.5 for projects on larger sites that are more than 80% residential. 

 
2. GEOGRAPHIC PLANNING AREAS USED IN 2005/2006 PLAN REVIEW 
  
The Geographic Planning Areas have been modified in 2006 to remove Kittrell Park and portions of the 
Fisher Hill neighborhood along Fisher Avenue from the Core Area and place this area in the Close-In 
neighborhood planning area. As a result of the 2005/2006 Comprehensive Plan Review, one additional 
major property has been added and two new corridors have been added. The additional major property is 
the former St. Agnes property, and the new corridors are Maple Avenue from Mamaroneck Avenue to 
Bloomingdale Road and Westchester Avenue from I-287 to Armory Place. 
 
3. SOCIOECONOMIC CONTEXT OF THE CITY IN 2005/2006 
  
White Plains has changed over the past eight years.  The City has grown in population from 
approximately 50,000 to 56,000, and has become a more socially and ethnically diverse community (and 
will remain so into the future).  According to the 1990 and 2000 Census, the population has continued to 
become both older and younger, with a significantly larger middle-aged population (i.e. 35-54) and a 
substantially larger number of pre-school and early elementary children. 
 
White Plains’ underlying economic base remains strong. The revitalization of the downtown and the 
development of Core Area housing as key elements of the City’s economic development are trends that 
were not fully anticipated in the development of the 1997 Plan. The City remains well-positioned to 
maintain and increase its share of Westchester County's housing and retail markets. 



I-II-19 

 
 

 

 

4. DEMOGRAPHIC FACTORS IN 2005/2006 
 
a) Population Growth 
 
Between 1990 and 2000, the population of the City of White Plains increased by 12 percent, from 48,718 
to 53,077.  This represented a second decade of population increase, after two previous decades of 
decline. 
 
b) Race/Ethnicity 
 
Between 1980 and 1990, the racial/ethnic makeup of the City was redistributed with significant increases 
in the number of Hispanics and Asians.  Between 1990 and 2000, significant increases in the Hispanic 
and Asian population continued.  However, the 2000 Census provided for mixed-race identification, 
which makes it more difficult to do a direct comparison to the 1990 data.  Table 2A below shows the 
changes from 1990 to 2000. 
 
 Table 2A 
 Population Characteristics 
 Race/Ethnicity 
 

 
Race/Ethnicity 

1990 
Census Data 

2000 
Census Data 

% 
Change 

%2000 
Total 

White (non-Hispanic) 31,345 28,743 (12.4) 54.2 
Black (non-Hispanic)  8,869  8,138 (0.83) 15.4 
Hispanic (all races)  6,900 12,476 80.9 23.5 
Native American (non-
Hispanic) 

     44      70 59.1  0.1 

Asian & Pacific Islanders  
(non-Hispanic) 

 1,473  2,390 62.3  4.5 

Other Race/Two or More Races     131  1,260 861.9  2.3 
Total 48,718 53,077 12% 100.0 

   Source:  U.S.  Census 
 
The 2000 population demographics in White Plains did not parallel those of the County as a whole, but 
more closely matched those of County cities.  White Plains’ population grew at over twice the rate of the 
County’s (12% versus 5.6%).  The White Plains Hispanic population grew at a faster rate than that of the 
County as a whole (80.9% versus 67.2%).  The Black/African American population, on the other hand, 
continued to decline in White Plains for the second decade, while it continued to increase in the County 
overall (-0.83% versus 9.1%).  Changes in the Native American, Asian/Pacific Islander and Other 
Race/Two or More Race categories are difficult to assess, as the base numbers are so small and the Two 
or More Races category was new in 2000. 
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c) Age Distribution 
 
The median age of White Plains’ population was 36.7 in 1990, which was slightly older than the 
population of the County as a whole.  In 2000, the median age increased to 38.1.  The "middle-aging" 
trend is a national as well as a local phenomenon.  

 
An equally significant trend is the dramatic increase in preschool and 
elementary school-age population, in large part due to immigration.  The 1997 
enrollment for White Plains’ elementary, middle and high schools was 
estimated to be 6,200, as compared with the 1990 actual enrollment of 4,762.  
This represented an increase in enrollment of 30% since 1990.  The 2005/06 
student enrollment is 6,762, an increase of 9% over 1997. 
 
In both 1990 and 2000, the City's under-18 age population was evenly 
distributed between the Close-In Area neighborhoods and the Outer Area 
neighborhoods, while the Close-In Area of the City has more elderly residents 
than the Outer Area neighborhoods. 
 

d) Population Projections 
 
Projecting population is difficult at best, and estimates depend upon assumptions about trends which 
have just begun to develop, but have not yet been fully established. 
 
In order to prepare its report, “Economic Futures:  The Alternatives” (March 1995), the Arthur Andersen 
Real Estate Services Group (referred to hereafter as “RESG”) obtained population projections from 
Claritas/NPDC (National Planning Data Corporation), an organization widely used by the real estate 
industry.  Quotations in this section are from the RESG report.  The population projections for White 
Plains were as follows: 
 

• The 1994 population estimate for White Plains was 50,243, indicating growth of 3.1% over the 
previous four years.  The1999 population in White Plains was projected to be 51,896, a 3.3% 
increase from the 1994 estimate.  The actual 2000 Census-reported population is 53,077, an 
increase of 5.6% over the projections. 

 
• Population growth in Westchester County was expected to be slower than in the City of White 

Plains.  Population growth has been slower for the County overall. 
 
The population analysis was further refined by age distributions. 
 

• Age Range Birth-14:  The statistical data projected a continued increase in the Birth-14 age 
cohort between 1990 and 1999.  This projection was correct, and the trend in this age cohort 
continues to be for continued growth. 

 
• Age Range 15-34:  For the Hudson Valley Region, Westchester County and the City of White 

Plains, 1994 estimates showed significant declines in population in the 15-24 and 25-34 age 
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cohorts, with this trend projected to continue for the 25-34 age cohort to 1999 in all three 
geographic areas, suggesting a shifting of the population towards middle-aged individuals.  This 
trend is consistent with regional and national demographic patterns.   

 
This trend in the age range of 15 to 34 continued through the 2000 Census.  The trend continues 
in the 15-24 age range.  This is typical for a city which does not have a large base of college 
students.  The big change from 2000 to 2006 is the reversal of the steep downward trend for the 
25-34 age cohort.  With the construction of the new rental housing in the downtown, a substantial 
number of the tenants are in this age range.  It is anticipated that this age cohort will continue to 
decline as a function of the percentage of this age cohort in the overall population, but the 
decline will be at a much smaller rate than reflected between 1990 and 1999 and projected for the 
1997 Comprehensive Plan. 

 
• Age Range 35-54:  Population growth in White Plains was most significant in the 35-44 and 45-

54 age cohorts, which is consistent with these age segments' anticipated population growth for 
Westchester County and the Hudson Valley Region. 

 
According to the 2000 Census, the City continued to show significant growth in the 35-54 age 
cohort, but showed an unanticipated slight decline in the 45-54 age cohort.  This decline reflects 
moves out of the area due primarily to corporate downsizing.  Continued growth in the 35-54 age 
cohort will depend significantly on the cost of housing.  This is the “family” age cohort that will 
be seeking primarily one- and two-family homes as opposed to coops and condos.  They will be 
seeking Close-In and Outer Area housing, not Core Area housing.  At this time, the cost of one- 
and two-family homes has substantially decreased the pool of housing available to this group.  
Affordable rental and ownership programs do not significantly address this category of need. 

 
• Age Range 55+: White Plains, Westchester County, and the Hudson Valley Region were 

estimated to have experienced a decline in the 55-64 year old group between 1990 and 1994, 
although this trend was projected to reverse significantly by 1999.  Between 1994 and 1999, 
declines were projected in the 65-74 age cohort.  However, significant absolute and percentage 
growth were estimated (1994) and projected (1999) for the 75 years and older category.  This is 
consistent with the "graying of America," with older senior citizens comprising a larger portion 
of the population. 

 
The projections of a reversal in the decline in the 55-64 age cohort did not materialize in the late 
1990's.  The 2000 Census shows a slight decline in this age cohort.  However, the appeal of the 
new downtown rental and ownership housing for empty nesters would indicate that this slight 
decline may be reversed over this decade.  The same is the case for the 65-74 age cohort, which 
has been leaving the area due to lack of facilities and services for this group.  The new downtown 
rental and ownership housing is also being rented or purchased by a significant number of 
households in this age cohort.  Finally, it is significant that the growth in the 75+ population did 
not occur as anticipated.  The 2000 Census indicates a stable, but not increasing 75+ population.  
Although the “graying of America” is in fact a reality, White Plains does not have the assisted 
living housing that most people in this age range require.  The largest group within this age 
cohort consists of low income elderly who are residing in subsidized housing and who cannot 
afford to leave their homes.  The City has been working with assisted housing providers to 
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encourage the development of such housing in White Plains.   
 
The Westchester County Planning Databook - 2001 projects only a small increase in White Plains 
population of approximately 800 persons by 2005, with an increase from 2000 to 2010 of only 1,551.  In 
1994, the County report projected a decline in population by 2010, and only a slight increase by 2020.  
The 2001 County projection for 2010 is 54,628.  The City Planning Department population projection for 
2010 is in the range of 58,000 to 60,000.   
 
e) Household and Family Size 
 
In 1990, the average household size in White Plains was lower than in the county as a whole: 2.38, as 
compared with 2.64.  Unlike the county, which experienced a decline in the average household size 
between 1980 and 1990, White Plains remained constant and was expected to remain stable during the 
1990's.  According to the 2000 Census, the average household size actually grew slightly to 2.47 and the 
average family size declined slightly to 3.14. 
 
f) Household Growth 
 
The number of households in White Plains grew between 1980 and 1990, and was expected to continue 
to grow in the 1990's.  Since 2000, new household growth has not only been the result of new household 
formation; it has also been due to the increase in residential housing units.  As of May 2005, there are 
approximately 1,100 newly occupied rental housing units in the downtown and Close-In neighborhoods. 
 
g) Aggregate and Per Capita Income 
 
The aggregate and per capita income in White Plains and its market area grew during the last decade.  
The rate of income increase for White Plains during the past decade, and the projected rate of increase to 
1999, were both lower than those for Westchester County and the Hudson Valley Region.   Per capita 
income in 2000 was $33,825.  The median household income in 1990 was $44,004; the median 
household income in 2000 was $58,545.  The median family income in 1990 was $56,684; the median 
family income in 2000 was $71,891. 
 
h) Average and Median Household and Family Income 
 
Estimates and projections indicate that the growth trends in household income will continue into the 
2000s, but at slower rates than during the past decade.  However, when adjusted for inflation, incomes 
for 2000 were actually about equivalent to 1990 incomes, with median household income being up 3% 
and median family income down 2%.  From 2000 to 2015, it is anticipated that growth in income will not 
significantly outpace inflation.  Despite the increasing cost of housing, it is not anticipated that incomes, 
adjusted for inflation, will actually decline over the next five-year period. 
 
i) Low and Moderate Income Households 
 
Despite the City's healthy overall income levels, White Plains has significant concentrations of low and 
moderate income households.  According to statistics from the U.S. Department of Housing and Urban 
Development (“HUD”) and the City's 2005 Consolidated Plan, submitted to HUD in connection with the 
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City’s Community Development Block Grant Program, 38.1% of the City's households have incomes 
under 80% of the median income established for Westchester County.  This is up from 27.8% in 1990.  
These households are considered to be low and moderate income. 
 
The 1997 Plan saw two principal trends related to income distribution in White Plains.  First, the 
percentage of low and moderate income persons had declined from 1980 to 1990, and second, the 
geographic concentration of low income persons had decreased, resulting in a broader geographic 
distribution of low and moderate income households.  However, the 2000 Census demonstrates that the 
decline in the number of low and moderate income households reversed, and the distribution of low and 
moderate income groups remained concentrated in the Core Area and Close-In neighborhoods.  Among 
the Outer Area neighborhoods, only a few in the north end of the City have any significant concentration 
of low and moderate income households. 
 
5. HOUSING SUPPLY AND COMPOSITION OF HOUSING MARKET IN 2005/2006 
  
a) Housing Composition 1998-2005/2006 
 
The 2005/2006 composition of the housing stock in White Plains is shown in the following table.  As 
reported in the 2000 Census, White Plains had 21,576 total dwelling units.  To this has been added 
almost 2,000 new units. 
 Housing Composition estimated to Dec.  2004 

Housing Type # of Units % of Total 
Single-Family 8,268 35.6% 
Two-Family 1,030 4.4% 
Three to Four Units 1,422 6.1% 
Five to 19 Units 2,275 9.8% 
20 or More Units 9,981 43% 
Total 22,976 100% 

  Source:  U.S.  Census, 2000 and Planning/Building Department records  
 
Based on the 2000 Census, of the City's 21,576 housing units, 52% were owner occupied and 48% were 
rental.  Special housing facilities, such as group homes, community residences and supportive housing 
facilities, are included in these figures.  Other housing not considered “units” by the Census Bureau, such 
as hotels, motels and rooming houses, comprise 2% of the housing stock in the City.  The vacancy rate in 
1990 was 4.2% for rental units and 5.0% for ownership units.  In 2000, the vacancy rate was 2.2 for 
rental housing and 0.9 for ownership units.  Of the total units counted in the 2000 Census, 4,361 were 
rental, of which slightly over 3,000 are rent-regulated and many are also subsidized or assisted.  
According to the 2000 Census there were 4,063 cooperative apartments (or 19% of the housing stock) 
and 2,734 condominium units (or 13% of the housing stock).  In 2006, directly subsidized housing, such 
as public housing, made up 1,848 units (or 8.5% of the housing stock).  Subsidized, assisted and 
regulated housing made up 51% of all rental housing in the City, and over 25% of all housing units. 
 
While the City's overall housing stock grew during the 1980's, the number of rental units reported in the 
Census dropped from 11,555 units in 1980 to 9,818 units in 1990, a loss of 15%.  This loss of rental 
housing units was primarily due to the conversion of existing rental housing stock to cooperative and 
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condominium ownership, much of which occurred during the early to mid-1980's in buildings subject to 
the New York State Emergency Tenant Protection Act (ETPA).  From 1990 to 2000, there was an 
increase of 1,996 residential units, of which 1,312 were multifamily housing units completed in the early 
1990's and single-family attached and detached condominium units.  Many of the units considered 
multifamily by the Census are actually detached and attached single-family units in condominium 
ownership.  Most of this occurred in one project, the Senior Citizen project of Windsor Avenue (100 
units). 
 
The 2000 Census increase of 862 housing units over the 1990 Census consisted of the Senior Citizen 
project mentioned above and predominantly new single-family housing units in the Outer Area at the 
south end of town.  By May 2005, an additional 811 rental units had been added and occupied in the 
Core Area and 275 additional rental units in Eastview and Fisher Hill, with 42 under construction to be 
completed in Fall 2006. 
 
With the change in zoning in 2001, there is no longer a significant amount of single-family housing being 
built in the Outer Area.  By 2010, it is anticipated that approximately 3,000 new housing units will have 
come on line since 2000, of which only about 400 will be single-family residences, 900 rental and 1,250 
multifamily condominiums. 
 
b) Housing Costs 
 
The median rent for 2000 was $879.  The real effective rents are much higher because the median rent 
calculation includes all of the 3,000+ subsidized and assisted units.  The actual market rents in 2005 were 
approximately $1,325 (older buildings) to $1,968 (in luxury buildings) for a one-bedroom unit, and 
$1,800 (in older buildings) to over $2,400 (in luxury buildings) for a two-bedroom unit.  The median sale 
price in Westchester in Winter 2005 was over $700,000 for a single-family home; over $350,000 for a 
condominium; and over $180,000 for a cooperative apartment.  New luxury condominiums were selling 
for amounts between $500,000 and almost $2 million.   
    
Beginning in 1998, the City focused on the need to bring a critical mass of housing to the downtown and 
immediately surrounding portions of the Core Area as an economic development approach to stimulate 
and sustain the revitalization of the downtown.  The new zoning adopted by the City in September 2001 
implements the objective of emphasizing housing in the downtown as crucial to revitalization.  Whereas 
height and density incentives have been provided to encourage housing development, no incentives have 
been provided for office or increased retail development, except for a small zoning density increase as an 
incentive for pedestrian-oriented retail uses at street level in the downtown. 
 
Between December 1998 and June 2006, the following residential developments have received approval. 
Those under construction or completed are indicated in the following table.  
 
Project Units Aff.  Units Projects 
Core Area 
 Over 50 Units Complete 811 49 Bank Street Commons & City 

Center 
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Project Units Aff.  Units Projects 
 Over 50 Units Under 

Construction 
411 see 260 Main 221 Main Street 

 Over 50 Units Complete 241 see 260 Main Trump/Loft 
 Over 50 Units Approved  50 50 260 Main Street 
 Over 50 Units Approved   86 fee The Hamilton 
 Over 50 Units Pending  139 see 260 Main The Pinnacle 
Close-In Area/Outer Area Multifamily 
 Over 50 Units Complete 542  5/fee Clayton Park & The Jefferson 

 

 Over 50 Units Approved 289  5/fee Pulte Homes, The Metropolitan, 
and 97-111 & 100-114 Hale Ave. 

 25 to 49 Units Complete  31 n/a 109-113 South Broadway 
 25 to 49 Units Under 

Construction 
 72 42 42 South Kensico and The 

Gateway 
 25 to 49 Units Approved  0 0  
 25 to 49 Units Pending  0 0  
 5 to 24 Units Complete  0 0  
 5 to 24 Units Under Construction  31 17 Post Road, Lake St. 
 5 to 24 Units Approved  48 12 Minerva Pl., DeKalb Ave., 

Church St., 108 North Kensico 
Ave. 

 5 to 24 Units Pending  0 0  
Outer Area/Close-In Single-family 
 Individual Subdivisions  38 n/a  
 Individual Residences (1- to 4-

family) 
241 n/a  

  
The factors which have led to the housing construction in 
and adjacent to the downtown were partially recognized in 
the 1997 Comprehensive Plan and in the consultant’s 
economic futures analysis.  Both the 1997 Plan and the 
consultant study recognized the importance of activating 
the downtown and enhancing its image as a city to attract 
downtown housing.  The value of downtown housing in 
creating an after-5:00 p.m. life in the downtown was also 
noted.  In addition, the Plan recognized the need for 
housing for a range of income groups, and the importance 
of increasing discretionary income in the downtown.  The 
substantial housing already in the downtown was not 
achieving the objectives of the 1997 Plan, as the 

preponderance (over 80% of the rental housing) was occupied by households with very little 
discretionary income to spend in restaurants and shops and on evening cultural and entertainment events 
in the City. 

Bank Street Commons 
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From 1998 to June 2005, a total of 241 building permits were issued for one- and two-family residences 
and small multifamily projects (less than 5 units) in the Outer and Close-In neighborhoods.  This is 
consistent with the 1997 Plan recommendation for a modest level of residential development in these 
areas.  Most of these building permits were issued for single-family residences in previously approved 
subdivisions in the south end of the City, such as The Fairways. 
 
6. ECONOMIC AND MARKET FUTURES IN 2006  
 
a) Historical Context 
 
Between 1977 and 1991, the City experienced substantial new development, primarily in the office, retail 
and other non-residential categories.  The net increases in these areas were: 
   
1. Approximately 5 million square feet of office space,  
2. Approximately 2 million square feet of retail space, and  
3. Approximately 2.1 million square feet of other non-residential uses, such as 

institutional/governmental uses.   
 
Seventy-four percent of the office growth, 85% of the retail and 69% of other non-residential growth 
occurred in the City's Core Area.  Only 4% of the office, 15% of the retail and 28% of the other non-
residential growth occurred in the Close-In Areas surrounding the Core Area.  23% of the office, no 
retail, and only .05% of the other non-residential growth took place in the Outer Areas in the northern 
and southern sections of the City.  Most of the Outer Area office construction occurred in the Campus 
Office (C-O) district along Westchester Avenue.  This distribution of non-residential development was 
generally consistent with, and supportive of, the recommendations of the 1977 Plan, which sought to 
keep the more intense commercial and retail development in the Core Area.  However, the 1977 Plan 
recommended a citywide total of 4.12 million square feet of office, and 5.0 million square feet was built; 
and 1.39 million square feet of retail, and almost 2.0 million square feet was built.  The 1977 Plan did not 
make any recommendations with respect to development of other non-residential uses, such as 
government and institutional uses; 2.1 million square 
feet of such office type use was constructed.  This 
institutional/governmental development included 
various houses of worship, the Federal Courthouse, the 
Public Safety Building, the expansion of White Plains 
Hospital, the Children’s Rehabilitation Center at St. 
Agnes Hospital, and City School District expansions. 
 
From 1992 to 1997, no additional commercial office 
space was constructed in the Core Area; 1,264,000 
square feet of retail was completed (The Westchester 
and the Westchester Pavilion); and 281,399 square 
feet of other non-residential (Pace Lubin Graduate 
Center) was constructed.  In the Close-In 
neighborhoods, only 1,541 square feet of other non-
residential use was constructed.  In the Outer Area 

Pace University 
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neighborhoods, the expansion of Combe, Inc., in the Campus Office district, and the expansion of 
Solomon Schecter School added 68,100 and 13,787 square feet respectively.  With the approval of The 
Westchester, the total retail square footage built since 1977 rose to 3 million square feet, or 215% of the 
amount proposed in the 1977 Plan.   
 
At the time of acceptance of the 1997 Comprehensive Plan, an additional 1,608,000 square feet of office 
space was approved and not yet constructed: 
 
Gateway II (Pappas)     695,000 square feet 
221 Main Street (Brian Holding 
Co.) 

    498,000 square feet (office portion) 

10 Main Street (RMAP)     415,000 square feet (office portion) 
Total Approved Office  1,608,000 square feet 

 
The 1.6 million square feet of office space approved but not constructed prior to 1998 has not yet been 
constructed.  If it had been, it would have brought the total office space and governmental and 
institutional use office space in the downtown to 7.1 million square feet, or 221% greater than proposed 
in the 1977 Plan for the Core Area, and 174% greater than proposed for the City as a whole.   
 
Retail has historically been a major component of the City’s economic base.  Until 1990, the following 
retail locations were the principal retail establishments in White Plains: 
 
Projects Stores Floor Area Projects Stores Floor Area 
Macy’s 1 328,077 White Plains Mall 49 170,000 
Sears 1 269,747 B. Altman 1 200,000 
Saks Fifth 
Avenue 

1 120,529 Neiman Marcus 1 107,000 

Bloomingdale’s 1 251,772 Balance of CBD retail 333 776,000 
JC Penney 1 198,000 Urban Renewal Area (1st 

Floor) 
4 97,000 

A&S 1 300,000 Galleria 150 332,500 
TOTAL CORE AREA RETAIL  3,150,625 

 
By 1996, Macy’s had closed and moved to the Galleria, B. Altman had closed and its area had become 
part of The Westchester, and the Westchester Pavilion had been constructed on the site of the former 
Alexander’s store. 
 
b) Commercial Development: 1998 to 2006 
 
Beginning in 1998, the City recognized that office market demand was for Class A, technologically 
advanced office space.  The cost of building such office space would take both an extended period of 
time and would not address the existing high office vacancy rate.  Instead of supporting new office 
construction, the City turned to a program of supporting the upgrading and re-occupancy of existing 
vacant office space (see Gross Leasable Area “GLA” listed below).  The demand for high-quality office 
space is now being substantially met through re-occupancy of the
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following existing office buildings which have been upgraded to Class A space, or in the case of 99 
Church Street, converted to another use (Berkeley College): 
 
Building SF Available % Vacant at time 

of 1997 Plan 
Core Area 
360 Hamilton Ave. 366,000 GLA 100% 
445 Hamilton Ave. 365,932 GLA 100% 
99 Church Street 100,000 GLA 100% 
Outer Area 
1311 Mamaroneck Ave. 275,000 GLA   86% 
333 Westchester Ave. 602,097 GLA 100% 

 
The reintroduction of this upgraded office space to 
the market represents approximately 1.6 million 
square feet of essentially new office space, which is 
being re-occupied to address much of the demand for 
office space in the White Plains market.  Thus, 
although the 1997 Plan predicted a demand for 
between 1.1 and 2.1 million square feet of new office 
space between 1997 and 2007, the return of existing 
office buildings to the market as upgraded Class A 
buildings is meeting most of this anticipated demand. 
 Only 50,000 square feet of new non-
institutional/nongovernmental office space has been 

approved and not yet built since 1998, that being part of the 221 Main Street Project. 
 
New institutional/governmental development has continued to occur since 1997, including: 
 
Project (Approval) Floor Area Status 
Dickstein Cancer Center (1997) 32,000 SF Constructed 
Pace Judicial Law Institute (2000) 27,955 SF Constructed 
Westchester County Courthouse Expansion (1998) 165,000 SF Constructed 
Medical Building Mamaroneck Ave/Rosedale (2003) 9,976 SF Under Construction 
New York Presbyterian Hospital (2003) 385,000 SF Approved 3 

  
The institutional/governmental space that has been created has been specialty space (such as Dickstein 
Cancer Center, Judicial Law Institute and County Courthouse Expansion) located on the property of the 
institutional or governmental uses.  Only one of these developments, the Westchester County Courthouse 
Expansion, is located in the Core Area.  The Dickstein Cancer Center, the Pace Judicial Law Institute, 
and the NYPH Proton Beam Accelerator and Medical Research Facility are located in the Close-In Area. 
The medical office building at Rosedale is located in the Outer Area. 

                                                 
3 Not extended in 2007 

Berkeley College 
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The City has focused retail development on replacement of former weak-performance department store 
space (Saks Fifth Avenue, J.C. Penney, vacant Macy’s, freestanding Sears) with new higher-margin 
retail.  The Penney’s and Sears replacements add no new retail floor area.  The two new developments 
are net increases:  
       

City Center (net increase w/ demolition of Macy’s) 177,222 SF 
Fortunoff (net increase after demolition of Saks) 144,471 SF 
TOTAL 321,393 SF 

 
c) Economic Expansion 
 
The most frequently cited goal of economic development is expansion of the City’s tax base.  The decline 
in the tax base - brought about principally by reductions in assessments on major commercial properties, 
the removal by the State of the City's ability to tax telecommunications equipment and the State's 
recalculation of special franchise assessments - has significantly impacted the City and the School 
District’s property tax base.  Re-occupancy of previously vacant existing office space, improved 
performing retail and other non-residential development is helping to reverse that trend over time.  
However, it takes several years to work the tax certiorari proceedings through the system, and the re-
occupancy of vacant office space is occurring at lower base rents than were the basis of assessments 
established in the high-rent years of the mid to late 1980's.  Therefore, re-occupancy alone will not return 
assessment levels to their mid-1980 highs.  A broader tax base with strong retail, housing and 
commercial office sectors is necessary.   
 
Since the mid-1990's, sales tax revenues have represented a greater percentage of the City's tax revenues 
than property taxes.  The openings of the Westchester Pavilion and The Westchester malls helped to 
increase sales tax revenues from the mid-1990’s; the new development at City Center and Fortunoff have 
further increased this revenue source.  However, the impact of the new sales tax revenue is only 
beginning to be felt, as losses in sales tax due to the closing of JC Penney’s, changes in IBM accounting 
for computer sales, changes in NY State laws, and weak sales in the department sector (at Saks and Sears 
in particular) had to first be overcome.  With the openings of Fortunoff (replacing Saks), Wal-Mart 
(replacing old Sears), and City Center (replacing old Macy’s), a new range of retail offerings has been 
added to the market.  The new relationship between the City’s business and residential sectors also points 
to a broader base for the City’s economic development activities.    
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As noted in the 1997 Plan, “The City must look at economic development in the broadest sense to 
encompass all of the elements which it comprises, instead of merely focusing on the traditional sectors of 
commercial office and retail.  White Plains’ economic base is most frequently thought of in terms of its 
office buildings and the corporate presence they bring to the downtown and the I-287 corridor.  Recent 
developments within the City have highlighted the importance of retail uses in the White Plains 
economy.”  However, the high office vacancy rates in the 1990’s and the cyclical nature of retail have 
warranted the re-examination of the City’s continued emphasis on its traditional sectors.  Expansion of 
downtown housing is now seen as an economic development and revitalization tool.  The petition by the 
City to the NY State legislature to change the assessment formula for commercial vs. residential property 
further supports the City’s objective of diversifying its property tax base.  The limited number of students 
generated by downtown high-rise housing also helps the School District by providing a source of income 
without the commensurate cost in educating students. 
 
As noted in the 1997 Plan, beyond the retail, office and housing sectors, “the City contains a variety of 
other sectors which are important economic generators and which may have the potential to be even more 
important in the future. For example, as the County seat, White Plains has long been a center of 
government activity.”  The opening of the new Federal Courthouse has enhanced that role and made the 
Core Area more attractive to attorneys and other support services.  With the construction of the Federal 
Court and the Pace Judicial Law Institute, and, most recently, the expansion of the County Courthouse 
complex, the role of local, State and Federal courts has increased in the City, expanding the importance 
of the legal sector.  County and State administrative and service offices continue the strong role of 
government as a sector.  Both the legal and governmental sectors are expected to continue to grow at a 
moderate rate. 
 
The 1997 Plan identified the medical sector as a critical sector in the City’s economy. The medical sector 
remains a strong and important part of the City’s economy in 2006.  However, the closing of St. Agnes 
Hospital and United Hospital in Port Chester have put increasing burdens, especially for emergency 
health care, on White Plains Hospital Medical Center.  The changes in medical and surgical procedures 
have increased the importance of out-patient ambulatory surgery and increased the number of locations at 
which this surgery can take place.  Furthermore, White Plains Hospital’s location on the edge of the 
downtown, with limited parking expansion and overall expansion options, places pressure on this major 
medical facility.  Since the acceptance of the 1997 Plan, White Plains Hospital opened the Dickstein 
Cancer Center and New York Presbyterian Hospital obtained approval for a medical research facility and 
proton treatment center.4  This demonstrates further the changing demand for medical services.  White 
Plains should continue to maintain a strong medical sector both for its own population and for the strong 
contribution this sector makes to the City’s economic base.   
 
Although a relatively small part of the local economy, light industrial uses continue to play an important 
role in providing services to businesses and residents and in creating job opportunities for a range of 
workers.  The Light Industrial area along Lake Street was rezoned in 2001 to Intermediate Business (B-3) 
on the recommendation of the 1997 Plan, because, as a major entry corridor into the City, this was not an 
appropriate location for industrial uses. 
 
One sector noted in the 1997 Plan as being historically weak in the City is entertainment.  The 1997 Plan 
                                                 
4 Not extended in 2007 
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noted that, “In addition to generating jobs and sales taxes on their own, such uses can help to support 
local stores and restaurants and contribute to the City’s overall image as an attractive location in which to 
live and work.”  Since 1998, the cultural and entertainment base of the City has significantly expanded 
within the Core Area, adding the White Plains Performing Arts Center, a 15-screen movie multiplex, 
Westchester Arts Council, numerous new restaurants, and the Renaissance Plaza fountain.  A dance 
studio, artists’ studios and other arts and entertainment venues are emerging in response to the nexus of 
culture and entertainment created in the downtown.   
 
The 1997 Plan further noted that: “The various 
sectors of the economy must be supported in order 
to prosper.  Businesses require adequate 
infrastructure, including transportation, access, 
utilities and, increasingly, sophisticated 
telecommunications systems.  They also require a 
diverse and qualified labor force, the presence of 
which is closely related to the availability of a 
variety of housing types at a range of prices.  
Thus, City policies to encourage economic 
development include infrastructure investment and 
housing development policies which can be 
provided in a way that is compatible with the 
continued prosperity of White Plains’ businesses, 
the enhancement of the City’s quality of life, and 
the preservation of its neighborhoods.” 
  
The following are national and regional trends that influenced economic growth in White Plains in 1997: 
  
 

• The increasing mergers, consolidations, and restructuring of corporations. 
• The continuing efforts to reduce the number of employees and amount of space required to house 

employees in order to reduce costs and, at the same time, increase profits. 
• The growth of specific industry types.  National growth industries which are projected to have 

potential for White Plains include:  (1) Health and Biomedical Industries; (2) Business Services; 
(3) Education; (4) Finance; and (5) Telecommunications.  (It is significant to note that growth 
has occurred in all five of these sectors since 1997.) 

• Federal laws and mandates which will impact the demand for, and location of, certain types of 
uses. 

• The "middle-aging" of the U.S. population. 
• The increasing diversity in the growth of America's population, most evidenced by increases in 

the Hispanic and Asian populations. 
 
As a result of the 2005/2006 Comprehensive Plan Review, the following trends are added to this list:  
 

* Growing trend toward “urban living” among young professionals and empty nesters. 
* Later age of family formation, creating older singles population with disposable income. 

15-screen movie multiplex (City Center 15 Cinema De Lux) 
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* Increasing demand for entertainment and lifestyle enhancements outside the home. 
* Increasing demand for public and emergency services in post 9/11 period. 
* Regional office market more dominated by small firms, rather than large corporate entities. 
* Greater awareness and importance of environmental protection in planning and development in 

all contexts - urban, suburban and rural. 
* Improvements in building technology which increase building operating efficiencies and provide 

opportunity to implement environmentally friendly design and development (“green building” 
technology). 

* Increased awareness and importance of addressing safety and security needs of the community, 
especially in high density areas. 

* The greater need for comprehensive traffic planning due to increasing urban densities, 
encompassing vehicular, pedestrian and public transportation modes. 

* Increasing need for low, moderate and below market middle income housing. 
* Increasing housing prices in all areas of housing market. 

 
7. WHITE PLAINS COMPETITIVE EDGE IN 2006 
  
The following are listed in Section D(1) above as characteristics which positively influenced the City's 
competitive position in 1997.  This list focused on the 1997 Plan position that “White Plains can 
reasonably anticipate demand to increase in the office and retail market sectors.” 
 

• The tradition of the City as a retail and office market center. 
• White Plains’ role as the County seat in an increasingly affluent county. 
• The growth of major retailers whose merchandising is consistent with local and regional 

demographic trends. 
• Increasing demand for Class A office space coupled with: 

- growth in regional businesses directly related to the White Plains office market 
- demand for proximate, educated labor force 
- New York City office market relationships 

• The City's role as an urban community with a mix of uses and market segments compatible with 
growth. 

• The ease of commuting by both automobile and public transportation, with ready access to major 
thoroughfares and airports. 

• Proximity to New York City and corporate office parks. 
• The presence of hospitals in the City, and of a nearby medical center. 
• The presence of institutions of higher learning. 
• Historic government policies of “reasoned controlled growth.” 
• The inventory of good housing stock and quality residential neighborhoods, which provide a 

wide range of housing types and price ranges in a county noted for high housing costs. 
 
The factors positively influencing the City’s competitive edge in 1997 remain generally valid in 2006.  
However, the emphasis then was predominantly on factors supporting further growth in office and retail 
sectors. The following factors were added for 2006: 
 

* The strengthening downtown residential market for diverse housing types and price points. 
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* The strengthening urban entertainment market. 

 
* “Walkable” city with a wide range of urban amenities.   

 
 
Factors identified in 1997 as negatively impacting White Plains’ competitive position include: 
 

• The current range of choices in Westchester County and the region for office space, due to high 
vacancy rates in prime market areas. 

 
• Aggressive pro-growth development policies by other communities in Westchester County and 

the region. 
 
• The decline in the amount of available Class A office space available in the City. 

 
The factors negatively influencing the City’s competitive edge in 1997 remain in 2006, except that the 
upgrading of office space in the downtown and campus-office areas has significantly expanded the 
availability of Class A office space, without the need for new construction.  White Plains has been at the 
front of the curve on providing downtown housing and a positive urban environment.  However, 
competition from other communities in Westchester County and the region is growing, and remains an 
important factor. 
 
Factors identified in 2006 that can negatively impact the City’s competitive position if not properly 
managed are: 
 

* Air quality impacts. 
 
* Parking design, location and management. 
 
* Traffic impacts, both vehicular and pedestrian. 
 
* Development impacts on infrastructure. 
 
* Regional and national economic trends and conditions, such as high energy costs and unstable 

energy markets. 
 
8. TRENDS INTO THE 21ST CENTURY IN 2006 
 
As stated in the 1997 Plan: 
 

The overall economic conditions support continued demand for growth and 
development in the: (1) general office, not primarily large corporate headquarters but 
for smaller regional and high technology firms; (2) retail; and (3) residential markets. 
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a) Office Market Demand Trends: 2006 and Beyond 
    
The following trend was identified in the 1997 Plan: 
 

• Office market demand will continue to grow slowly but steadily.  New demand will require: (1) 
greater attention to technologically advanced and adaptable buildings, and (2) office buildings 
that can be configured for multi-tenant use. 

 
The following trend is added to the office market demand trends listed in 1997 and noted above: 
 

• A preference for location in an urban setting with access to public transportation and public 
and private amenities, including housing, entertainment, restaurants, diverse retail, and 
lifestyle resources such as health clubs.   

 
White Plains’ office market in 1997 represented 30.5% of Westchester 
County's total.  The 1997 Plan projected that White Plains could see 
demand for between 1.2 million and 2.1 million square feet of 
additional new office space over the next 10 years.  In 1995, when the 
Arthur Andersen report was issued, the County was reported as having 
31,760,000 square feet of office space and the City 9,760,000 square 
feet.  In 2001, the County’s most recent report date, the County reports 
3.3 million square feet in 284 buildings, and White Plains is reported 
with 9,460,000 square feet.  With no new commercial office 
construction from 1997 to 2006, the City’s percentage of County 
office space has declined slightly to 28.5%.  Most of this decrease (-
300,000) is due to former office buildings in the Central Business 
District converting to other uses, such as 99 Church Street, which has 
become Berkeley College; the rest is due to the construction of  
approximately 1.2 million square feet of new office space elsewhere in 
the County since 1995. 
 
White Plains has not seen the demand for new office market development projected in the 1997 Plan.  
The projected demand has been met by the City through the upgrading and re-occupancy of formerly 
vacant or substantially vacant office space.  The City has managed to substantially reduce its over 30% 
vacancy rate in 1998 to about 11% in 2006.  As noted, this reduction has come through the rehabilitation, 
repositioning and re-absorption of approximately 1.6 million square feet of existing office space in the 
City.  As of July 2006, most of the major office buildings have been reconstructed to Class A office 
space.  These buildings are relying on, and have begun to attract, multi-tenant occupancy as opposed to 
the historically single-tenant occupancy of such tenants as IBM and AT&T. 
 
b)  Retail Market Demand Trends: 2006 and Beyond 
 
The 1997 Plan stated the following with respect to retail demand: 
 

• Retail market demand is anticipated to remain strong. 
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Since 1998, the amount of retail space in the Core Area has had 
a net increase of approximately 322,000 square feet.  This net 
new retail space is almost equally divided between City Center 
and Fortunoff - The Source.  The City has sought new retail 
development which will enhance the Mamaroneck Avenue 
Central Business District and maintain the Specialty Retail 
Area.  Street-level retail is also being encouraged in the Urban 
Renewal Area with such actions as the approval of a new 
exterior design with street-level restaurants along the north face 
of the Galleria Mall.  There has been a trend toward building 
more retail in communities throughout the County.  With the 

Palisades Mall and the coming Ridge Hill project in Yonkers, shoppers in the region have more shopping 
location options.   
 
It is critical that White Plains maintain its competitive edge, not only by maintaining its convenient 
access for surrounding communities, but also by providing a positive and entertaining shopping 
experience.  In the case of White Plains, this means a “walkable” urban environment.  To this end, the 
City should focus on attracting smaller boutique shops within the Central Business District. 
 
c) 2005/2006 Modifications to 1997 Comprehensive Plan Commercial Recommendations 
 
The 1997 Plan continues to recommend expansion of a mixture of office and retail uses, but adds a 
stronger emphasis on residential than was contained in the 1977 Plan.  With 30% of the County’s office 
market, the 1997 Plan projected that the City could see demand for between 1.2 million and 2.1 million 
square feet of new office space over the first 10 years of the Plan period.  The 1997 Plan did not examine 
the high vacancy rate in the existing office space when this projection was made.  Vacancy rates were 
over 30% at the time the Plan was accepted.  With 25.6% of the retail square footage in the County, and a 
County purchasing power projected to support an additional 11.7 million square feet of retail 
development, the 1997 Plan projected a demand for White Plains of between 1.1 and 4.1 million square 
feet of additional retail.  However, the economic analysis done for the 1997 Plan showed that the City’s 
retail represented only 14% of County retail sales.  The low level of sales per square foot reflected upon 
the poor performance of certain department stores in the White Plains market, particularly Saks, Sears 
and JC Penney. 
 
In summary, the 1997 Comprehensive Plan projected a continuing slower but steady demand for office 
space and a continuing strong demand for retail, based on the City’s projected share of County office and 
retail demand.   
 
Since 1998, the City has experienced a significant increase in office re-occupancy, and limited retail 
expansion with improved retail performance.  This has occurred without experiencing the need to build 
all new space and, most importantly, without the need to build on previously undeveloped land.  The re-
occupancy of upgraded existing office space and the development of new retail on former weak 
performing retail sites has resulted in a net increase of only 8% of new retail floor area projected in the 
1997 Plan, and only 5% of new commercial office space projected in that Plan.  This re-occupancy of 
upgraded office space and the redevelopment of retail on formerly weak performing sites, with a 



I-II-36 

 
 

 

 

significant increase in office and retail performance, is the classic model of urban revitalization, as 
opposed to urban sprawl. 
 
d) Residential Market Demand Trends: 2006 and Beyond: 
 
The residential demand projection in the 1997 Plan stated: 
 

• New residential demand will be limited, with a strong demand for moderately priced, market 
rental and for-sale units. 

 
The 1997 Plan is correct with respect to housing in the lower density areas of the Close-In neighborhoods 
and in the Outer Areas.  However, the 1997 Plan does not adequately address the importance of 
downtown housing in economic development and diversification of the City’s economic base.  
Downtown residential development has become a major economic tool for the City to create a truly 
livable, “walkable” urban environment with a 24/7 character that supports the other two major economic 
generators - office and retail.  Demand will be strong for downtown housing and moderately priced 
housing at any location.  New residential demand will remain highly sensitive to the interest rate market. 
 
e) 2006 Modifications to 1997 Comprehensive Plan Housing Recommendations 
 
After examining the rate and type of housing development that had occurred since the 1977 
Comprehensive Plan, the Arthur Andersen consultants, who provided the economic futures analysis for 
the 1997 Plan, concluded that new residential demand would be limited, with strong demand for 
moderately priced, market rental and for-sale units.  The Arthur Andersen study, dated March 1995, 
projected a net increase in residential housing demand for White Plains from 1994 (the base line year of 
their data) to 2004 of 1,450 new units.  This projection is included in the 1997 Plan.  The 1994 economic 
futures analysis also provided the following commentary. 
 
 Residential Demand will be for: 
 

* Diversity by type and price; demand will be varied by age and income 
* Proximity to downtown - employment and retail 
* Stable neighborhoods 
* City can focus on: 
 - increasing changes in population and household aging 
 - new household formations 
 - attracting new buyers and renters 
 - offering housing as a point of attraction to increase office growth 
* Continued emphasis on mixing downtown residential development will (1) help keep the 

City “alive” seven days a week, (2) enhance White Plains’ image as a city, and (3) 
constitute an important market segment for retail. 

 
A recommendation for greater emphasis on downtown housing is included in the 1997 Plan, with a 
recommendation that zoning and financial incentives be used to bring housing to the downtown. 
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The recommendations of the 1997 Plan with respect to housing, emphasizing moderate growth, neither 
anticipated the interest rates prevalent since 1998, nor the magnitude of the appeal of downtown living in 
White Plains.  The 1997 Plan does not discuss housing as an economic development factor in its own 
right.  The downtown housing sector has previously been viewed as not contributing in any significant 
way to the City’s economic base.  In fact, with the preponderance of downtown housing having been 
previously subsidized or assisted, this sector represented a net cost to the City in services and number of 
students in the school system.  Housing was addressed in the 1997 Plan as only partially a “support” to 
economic growth in the downtown, but not as an economic growth factor itself.   
 
The issue addressed by the City with the 2001 Zoning Ordinance amendments and subsequent decisions 
on downtown housing development was whether office and shopping markets should continue to be 
pursued as the principal growth areas for the City in light of changes to the national and regional office 
and retail markets, or whether downtown housing offered an economic development alternative.  After 
extensive study and analysis, the decision by the City was not to promote increased large scale office and 
retail, but to emphasize, instead, through zoning density and height bonuses, the increased housing in the 
downtown as the third factor of downtown development.  A critical mass of downtown housing has 
become important in supporting the economic base on which the City rests.  Downtown housing provides 
patrons for retail, restaurant and entertainment uses, and it creates a vitality in the downtown that draws 
others to be a part of it.   Importantly, it also provides a use that does not have the same infrastructure 
demands as office and retail, and, therefore, diversifies the impacts to the City’s infrastructure.  
Residential development in and adjacent to the downtown, unlike the lower density housing in the Close-
In and Outer Area neighborhoods, should be viewed as part of a coherent economic development 
strategy. 
 
The preference in the 1997 Plan for modest residential growth in the Close-In and Outer Areas remains 
appropriate.  The 2001 Zoning Ordinance amendments which aligned the zoning to the existing densities 
of these areas, and thereby reduced overall development potential, are consistent with the 1997 Plan 
objectives of preserving the character of the neighborhoods in these areas.  The 1997 Plan strategies for 
limiting new housing development in the Close-In and Outer Areas to that which is consistent with the 
character of the existing neighborhoods is affirmed in this 2006 Update.  Furthermore, affordable 
housing development should remain focused in the Core Area and in the high density areas and corridors 
adjacent to the Core Area, but such development should not negatively impact the abutting 
neighborhoods. 
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PART TWO  -  I.    LAND USE PLAN  
 
A. 1997 LAND USE VISION STATEMENT   
 
The vision for the future form of White Plains is one of a suburban city with a vibrant and healthy 
Core Area that combines places to work, live and shop in a well-designed urban setting; high-quality 
residential neighborhoods of diverse character and densities; aesthetically appealing corridors, some 
characterized by an open space quality and others by commercial vitality; and major properties 
developed to complement the surrounding neighborhoods and preserve significant environmental and 
open space resources. 
 
The Plan recommendations call for balancing, maintaining and strengthening the City's economic 
sectors through selective support of additional commercial development and support for more limited 
residential development than was recommended in the previous plan.  The Plan emphasizes that the 
Core Area should remain the commercial and retail hub of Westchester County, while also containing 
vibrant residential areas and limiting negative impacts on surrounding Close-In Area neighborhoods.  
Ownership and rental housing opportunities in White Plains should be directed toward the 
rehabilitation of the existing housing stock and the creation of a variety of new housing opportunities 
for senior citizens and middle income families.  
 
Greater regional cooperation and intergovernmental coordination are encouraged to address critical 
regional issues such as transportation and housing.  For assisted housing and housing for populations 
with special needs, the Plan recommends a more equitable distribution throughout the county, 
acknowledging the amount of such housing already accommodated in each community.  (See 
Consolidated Plan for additional discussion.) 
 
2006 ADDITION TO LAND USE VISION STATEMENT  
 
Downtown residential development has become, and will continue to be, a major economic tool for the 
City to create a truly livable, “walkable” urban environment with a 24/7  character which supports the 
other two major economic generators - office and retail.  Demand will be strong for downtown housing 
and moderately priced housing at any location.  New residential demand will remain highly sensitive to 
the interest rate market. 
 
1. Land Use Review 
 
The three essential planning areas of the City identified in the prior comprehensive plans - the Core Area, 
the Close-In (formerly Fringe) Area and the Outer Area - are still used in this report.  As noted in Part 
One-II “The City Today,” a 2006 modification was made to the Core Area boundary to place the portion 
of the Fisher Hill neighborhood around Kittrell Park in the Close-In Area, not the Core Area. The 
Comprehensive Plan analyzes land uses and sets forth strategies for the Core Area, the major corridors, 
the neighborhoods, and the major properties. As noted in Part One-II, as a result of the 2005/2006 review, 
the former St. Agnes site has been added as a major property, and Maple Avenue from Mamaroneck 
Avenue to Bloomingdale Road has been added as a corridor. Development in all these places could have 
impacts on their surrounding areas.  The impacts of future individual projects will therefore be the subject 
of future site-specific impact reviews.  
 



 

II-I- 2 

Unlike the 1977 Plan, the 1997 Comprehensive Plan focused on not just the gross amount of new retail or 
office space or residential units, but on the type and location of space or units.  1997 Recommendations 
related to residential development focused on controlled growth which can: (1) reach a middle-income 
market; (2) preserve neighborhoods through design/development consistent with market demand and 
neighborhood characteristics; and (3) capitalize on the competitive housing market advantages which 
White Plains offers.  However, the 1997 Plan did not adequately address the importance of downtown 
housing in economic development and diversification of the City’s economic base.  
 
Throughout this Comprehensive Plan, strategies are identified for the implementation of the goals and 
objectives of the Plan. These strategies are listed for each planning area - Core Area, Close-In 
Neighborhoods, Corridors, and Major Properties - and for sub-areas within these planning areas. 
Strategies which apply to more than one area are repeated in each area.  Although this repetition creates a 
redundancy in the document as a whole, it was done to enable each section to stand on its own so that 
readers could also use this report as a reference document. 
 
2. Comprehensive Plan Environmental Review 
 
A full generic environmental review was done for the 1997 Comprehensive Plan, and environmental 
findings based upon that review were adopted by the Common Council in June 1997. The Generic 
Environmental Impact Statement prepared for the 1997 Comprehensive Plan specifically identifies the 
need for additional site specific environmental reviews for future development projects or public actions 
undertaken in order to implement the Plan. 
 
A review of the Environmental Findings Statement for the 1997 Generic Environmental Review 
demonstrates that the findings made in 1997 remain valid in 2006. Certain additional environmental 
findings have been made with respect to the 2006 Update to the 1997 Comprehensive Plan. A copy of the 
Environmental Findings Resolution is included as Appendix ** to this Plan. The requirement for site-
specific environmental reviews for future development projects and public actions remains an important 
finding. 
 
B. AREAS SUBJECT TO CHANGE 
 
White Plains is a predominantly built-up community.  Planning for its future, therefore, differs from 
planning for a community where substantial amounts of vacant land are available for development.   
Similarly, it differs from efforts in White Plains’ 1977 Comprehensive Plan, when significant 
development potential existed on major parcels throughout the southern part of the City, along I-287 and, 
as a result of federally-assisted urban renewal, in the western portion of the Core Area.  
 
Since the acceptance of the 1997 Plan in September 1997, development has focused in the Core Area, 
with the preponderance of development being residential development in the downtown. In the 2005/2006 
Comprehensive Plan Review, the St. Agnes property has been identified as a property that should be 
listed as “most likely to change.” 
 
1. Areas Most Likely to Change 
 
In approaching the 1997 Comprehensive Plan, areas of the City potentially subject to change were 
identified.  This included areas that had existing development that was below then current development 
potential, existing vacant land, or land developed with uses that were likely to change.  These areas were 



 

             II-I-   3 

then analyzed within the context of local and regional factors to determine the likelihood of change 
occurring over the next ten to 15 years.  Generally, the areas identified in 1997 fit in one or more of the 
following categories: 
 

C Potential Development Sites - This encompasses vacant properties or properties developed with 
less intense uses than permitted, whether privately or publicly owned.  Many have been the 
subject of past or current development proposals, including the City’s leaf composting and public 
works area, the New York Hospital property, the private golf courses, the remaining urban 
renewal parcels and various residentially zoned properties in the southern end of White Plains. 

 
C Areas Where Major Redevelopment Could Occur - This encompasses sites or areas in or near 

the Core Area where redevelopment is possible due to economic pressures.  As with the above, 
several of these sites have already been considered for development, privately or publicly.  Some 
examples include the Eastview School and the adjacent Westchester Avenue frontage, the former 
Macy’s, Saks, and the area around the White Plains Hospital Center.  The former Kraft office 
complex at the intersection of North Street and Westchester Avenue is also included in this 
category. 

 
* Areas Zoned for Greater Than Existing Densities - This encompasses residential areas where 

the existing density of development is substantially less than the potential achievable under 
zoning in 1997.  Some examples include Carhart; portions of Battle Hill, Fisher Hill and the 
Highlands; and the Post Road corridor adjacent to Scarsdale. 

 
The Areas Subject to Change Map shows those parts of White Plains which in 1997 were determined to 
fit within each of these three categories.  Also indicated on the map is an assessment of the likelihood that 
the potential change will actually occur, with sites or areas rated as: 
 

C Most readily susceptible to change - This includes sites where applications are already pending 
or where market forces and physical conditions are conducive to encouraging redevelopment 
proposals in the next five years. 

 
C Having long-term development potential - This includes sites where current market conditions 

or the need to assemble properties are expected to delay development proposals beyond the next 
five years. 

 
C Not likely to be developed - This includes sites with development potential, where physical 

conditions or owner objectives are expected to keep the properties essentially unchanged over the 
ten to 15 years contemplated by this Plan. 

 
The preceding table lists the sites and areas shown on the Areas Subject to Change Map - in some cases, 
aggregating several properties in a single listing - and indicates the possible land uses they could 
accommodate based on current zoning and existing land use patterns.  This information provided a 
starting point for the 1997 Comprehensive Plan Management Group’s consideration of how and whether 
each property might be developed, and the desirability of land use regulation changes to bring about 
specific development results. 
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Based on the 2005/2006 Comprehensive Plan Review, the Properties Subject to Change Map has been 
revised to identify the maximum development potential for those properties, and St. Agnes has been 
added to the list of properties most readily susceptible to change. 
 
2. Areas Least Likely to Change 
 
Identification of the areas in White Plains which are subject to change also implicitly defines those parts 
of the City which are expected to remain much as they are.  This includes most residential neighborhoods.  
In the southern portions of the City, significant changes have occurred through the development of single-
family subdivisions and conservation developments.   
 
Neighborhoods where little change is anticipated are those which are zoned for uses and densities similar 
to those which already exist, are not subject to the market pressures created by proximity to downtown or 
availability of large undeveloped or underdeveloped sites, and have maintained their attractiveness as 
residential locations.  In these neighborhoods, the Comprehensive Plan recommendations focus on 
preservation and improvement. 
 
Substantial portions of the City’s commercial sector, both in the Core Area and elsewhere, are also 
expected to remain much as they are.  This, however, is predominantly a physical evaluation.  While the 
office buildings, shopping malls and other commercial and industrial properties are likely to remain, their 
tenants, the types of businesses they operate and the manner in which they function may change 
substantially, reflecting the economic evolution described in Section IIC.  Thus, for example, an office 
building now occupied by corporate business tenants could, in the future, become a medical office 
building.  While this and similar changes may not affect the White Plains land use map, they will impact 
on the City’s economy and character, making them an important element of the Comprehensive Plan.  
Over the next ten to 15 years, there will be a need for investment in the physical plant of these buildings.  
Major systems, exteriors, and site landscaping will need to be replaced and upgraded over time to 
maintain their economic viability. 
 
C. CORE AREA 
 
The 1997 Plan states that “[t]he Core Area of White Plains is the retail, governmental, office, health 
service and transportation center of the City.” As noted above, the 1997 Plan failed to identify housing as 
a major component of the economic vitality of the downtown. Roughly three dozen blocks generally 
bordered by North/South Broadway, Westchester Avenue, Bloomingdale Road, the Bronx River 
Parkway, Hillside Terrace, Rockledge Avenue, Maple Avenue, East Post Road, South Lexington Avenue, 
and Fisher Avenue comprise the Core Area. 
 
1. Vision Statement in 1997 
 
The Comprehensive Plan envisions a vibrant, mixed use Core Area with its three unique sub-areas 
linked through pedestrian, streetscape, transit and signage improvements and land uses that 
complement one another.  The development of new cultural facilities, such as at the Library Plaza, will 
strengthen the Core Area's role as a regional cultural destination.  The development of major vacant 
sites and the reuse of vacant buildings according to the strategies of the Plan will increase the 
attractiveness of the Core Area as a place in which to live, work, shop and spend quality leisure time. 
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2006 Addition to Vision Statement: 
 
Downtown residential development has become, and will continue to be, a major economic tool for the 
City to create a truly livable, “walkable” urban environment with a 24/7 character that supports the 
other two major economic generators – office and retail.  Demand will be strong for downtown 
housing, and for moderately priced housing at any location.  New residential demand will remain 
highly sensitive to the interest rate market. 
 
2. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

White Plains’ primary planning focus for almost 30 years has been on renewal, redevelopment and 
improvement of the Core Area.  The City's objective was to build a strong, compact and efficient 
regional center with a trade area well beyond Westchester County.  To implement this objective, the 
City undertook: 
 

C Redevelopment of the federally designated Central Renewal Project Area, with a mixture of 
major office buildings, a regional mall/department store complex, housing, government 
facilities, public parking and public transportation improvements. 
 

C Approval of office developments in the Core Area and investments in public improvements 
within the area to help strengthen and retain traditional on-street retail and service businesses. 
 

C Redevelopment and expansion of the Specialty Retail Area. 
 
The dramatic changes that have occurred within the Core Area over the past several decades as a 
result of urban renewal and private retail, office, and residential development have strengthened the 
City's role in the county and region while providing the residents of White Plains with an increased 
economic base and additional urban amenities. In 1997, a number of vacant and underutilized sites in 
the Core Area held significant opportunities for economic development, physical upgrading and an 
expansion of the range of activities available to residents and visitors. 
 
Renewal and redevelopment of the City's business areas have become cyclical planning efforts and an 
important topic of citizen discussions.  The desire to revitalize the Central Business District was 
called for by each Citizen Task Force in the 1997 Plan development, and represents a link to the 
City's past planning efforts and an opportunity for the future. 
 
The City's history has been one of evolution to meet the needs and the opportunities of each era.  Just 
as Railroad Avenue became Main Street, and old Westchester Avenue became I-287, the discussion 
of how to revitalize the “current” downtown - i.e., Mamaroneck Avenue and environs - must be seen 
in historical perspective.  At the time the Central Renewal Project was undertaken, Mamaroneck 
Avenue was considered to be the most economically healthy area of the entire downtown.  The 
passing of time, changing trends and competition, in part fostered by the City's attention to other parts 
of the Core Area, have all contributed to the decline of the traditional downtown shopping area. 
 
The 1997 Plan citizen efforts and ideas focused not on restoring Mamaroneck Avenue to what it once 
was, but on finding a new identity and function in the current mix of uses and economic forces 
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operating within the City and the region. Downtown residential development has become and will 
continue to be a major economic tool in that new identity. 

 
3. 1997 Analysis and 2006 Update 
 
In 1997, the land use and zoning patterns in the Core Area reflected its different functional areas, each 
one serving a specific economic role and having a distinct physical character.  (See Planning Analysis 
Map.)  Tying these areas together increases the vitality of the City as a whole.  Their interrelatedness and 
their impacts on surrounding neighborhoods are key elements of a physical improvement strategy for the 
Core Area.  The following planning analysis identifies the specific points which were identified in 1997 
as needing to be addressed:   
 
a) Visual Image - Inwardly-oriented mall shopping environments comprised the vast majority of new 

retail construction in White Plains.  A Core Area pedestrian improvement strategy would help to 
ensure that these uses complement rather than supplant the traditional street-oriented stores along 
Mamaroneck Avenue, Main Street and East Post Road. 

 
In some cases, the changing economic role of the pedestrian core has brought changes to the quality 
of its physical conditions.  In 1997, a preponderance of discount-oriented stores along Mamaroneck 
Avenue meant the imposition of blank walls, unattractive window displays and inappropriate signage 
facing the avenue in some locations.  Urban design controls, requiring coordinated signage and 
display windows and visual connections between the street and the indoor retail activity, were needed 
to enhance the appearance of the Core Area's streetscape.  East Post Road also suffered from a poor 
visual image east of South Lexington Avenue. 

 
In the early 1980's, extensive upgrading of sidewalks, street furnishings and lighting occurred along 
Mamaroneck Avenue and adjacent streets as part of “the Promenade” commercial revitalization 
effort.  Additional improvements to lighting occurred in the 1990's.  The Promenade improvements 
included street trees, special sidewalk treatments with pavers, planters, lighting and street store 
directories to enhance the quality of the pedestrian experience along Mamaroneck Avenue.  A series 
of outdoor dining areas added to the visual interest and activity along the avenue in the summer 
months. However, by 1997, the streetscape improvements of the early 1980's had passed their useful 
life. New public streetscape improvements and commercial and storefront improvements, and 
additional well-designed awnings, were needed to complement new streetscape amenities.  

 
Since 1998, new sidewalks, street furniture, landscaping, 
street lighting, crosswalks and street treatments have 
been introduced along Mamaroneck Avenue and are 
being expanded along adjoining streets. Outdoor dining 
has expanded. Building owners have been participating in 
the City’s building facade upgrade program operated 
through the Community Development Program.  
 
The 1997 Plan states that “[t]he central urban renewal 
project area requires concentrated efforts to enliven and 
better connect the character of its streetscape to the 

adjacent sections of the Core Area.  Certain blocks in the urban renewal area front on wide roadways 
with fast-moving through traffic, and have buildings with blank walls at their ground-floor level.  
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Weak points of these pedestrian environments range from their sterile, modernist surroundings to 
windswept, concrete open spaces.  Despite recent improvements including new lighting and signage, 
the sidewalks around the Galleria are an example of a location which should be made more inviting 
for pedestrians.” 

 
The 1997 Plan further states, “[w]ith the expansion of the government/civic center west of Court 
Street, new malls in the Specialty Retail District, and changes in the character of East Post Road, 
stronger connections are needed to tie together the different sections of the Core Area (see Planning 
Analysis Map, page II-I-10).  This can be achieved through aesthetic improvements to the gateways 
to the Core Area and improved lighting, more street trees and sidewalk treatments.  Underutilized 
plazas in the emerging activity center south of Martine Avenue, and the new uses of the Specialty 
Retail Area have the potential to be linked to Mamaroneck Avenue through physical improvements 
that would provide a unified image for the Core Area environs.”  

 
b) Mixed Use Development - The addition of mixed retail/residential or office/residential uses in the 

Core Area requires an innovative strategy that includes zoning incentives, conversions, and the 
adaptive reuse of obsolete non-residential structures.  The 1997 Plan suggested that “[s]everal office 
buildings off of Hamilton Avenue and East Post Road hold potential for such residential re-
occupancy following the lead of cities such as Toronto where a handful of major office buildings 
have been converted to residential use after the collapse of that City's office market.” The 2005/2006 
Comprehensive Plan Review shows that buildings on Hamilton Avenue have been re-occupied as 
Class A office buildings. Residential and mixed use/residential development has occurred at the 
completed and occupied Bank Street Commons, City Center, and at 221 Main Street, which is under 
construction. Two formerly vacant sites have been approved for housing, at the corner of Church 
Street and Barker, and the former AT&T parking lot. 

 
  The 1997 Plan further suggested that “[a]nother opportunity for the addition of residential uses exists 

along the Mamaroneck Avenue and East Post Road corridors.  Underutilized second-story spaces 
such as those on the east side of Mamaroneck Avenue south of East Post Road could be used for 
artists, designers or other non-family residential uses with associated professional uses given their 
close proximity to downtown services and supplies.  This would enhance the range of cultural 
activities along these streets while providing needed housing opportunities for a segment of the 
population with special space requirements.  Architects, photographers, and graphic designers are 
other professionals who might take advantage of Core Area live-work opportunities.  Given the lack 
of active recreational open space and other neighborhood amenities in the immediately surrounding 
area, this housing type would not be appropriate for families with children.” 

 
It should be noted that provisions in the State Building Code, the Americans with Disabilities Act, 
and the White Plains Zoning Ordinance relating to parking, home occupation, light and air, and 
access would hinder such adaptive reuses.  Many of the buildings with loft space potential are built to 
their side lot lines abutting other buildings with no side windows.  Dividing these spaces to provide 
bedrooms presents problems, which also need to be addressed.  The 2005/2006 Comprehensive Plan 
Review found that conversion of such second-floor space from commercial to residential had not 
occurred due to the factors listed above. 

 
c) Development Sites – The 1997 Plan states: “The development of the major remaining sites within the 

Core Area needs to be assessed in terms of providing a diversity of uses to ensure vitality and 
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maximize the efficient use of available resources such as the area's excellent public transportation 
access (see Areas Subject to Change Map).” 

 
The 1997 Plan discussed the large, privately-owned sites with development or redevelopment 
potential within the Mamaroneck Avenue Business District and the Specialty Retail Area, which 
included two department stores (the vacated Macy's at Main Street and Mamaroneck Avenue and 
Saks on Bloomingdale Road) and two sites west of Church Street containing parking lots and low-
scale “taxpayer” commercial uses. The 1997 Plan states: “The strategic locations of the sites in the 
heart of the Core Area make it essential that if redeveloped, the new uses complement existing retail 
uses by serving as magnets to attract more people to the Core Area.  This is especially important for 
evenings and weekends.  Design guidelines for these sites should take into account the historical 
character of adjacent buildings as well as the important role of open space in urban settings.  The 
large parking lot west of Church Street and north of Barker Avenue is zoned for multifamily 
residential.  While it is appropriate for such use, the surrounding lower density residential area to the 
north and partly to the east call for appropriate setback and design controls.”  

 
The 2005/2006 Comprehensive Plan Review found that all of these sites have been approved for 
redevelopment: 

 
 Former Macy’s site         Now City Center 
 Saks Fifth Ave. site         Now Fortunoff’s The Source 
 Church Street parking lot       Approved for Avalon - 393 units of housing 
 Disposition Parcel 15E        221 Main Street - under construction   
 

The 1997 Plan discussed two two- to three-acre sites remaining in the 
Urban Renewal Area near the Metro-North Railroad station.  Abutting 
the railroad tracks south of Main Street is the larger of the two 
properties, which had been approved in 1997 as the site for a multiplex 
cinema.   The 1997 Plan states: “The location of the sites near the 
railroad station and other Class A office buildings make them prime 
locations to accommodate the potential new office development which 
the economic analysis of the Comprehensive Plan has indicated may 
be needed to meet demand over the next ten years. Between these sites 
is a two-acre parking lot originally designated for a public urban green 
space. Consideration should be given to upgrading the parking lot 
abutting the TransCenter for open space as well as parking and 
improving this important pedestrian gateway to the City.  The 
development of these remaining urban renewal sites should also take 
into account the surrounding uses, such as the low building profile of  the St. John the Evangelist 
Church and rectory adjacent to the Gateway II site, and the Battle Hill neighborhood on the west side 
of the railroad tracks.”  

 
The 2005/2006 Comprehensive Plan Review found that the largest of the vacant urban renewal sites, 
known as “the hole in the ground,” has been redeveloped with 500 units of rental housing and 
ancillary retail. The other parcel, which is referred to as the “Gateway II” site, remains utilized as 
parking for the Gateway I building. 
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d) Traffic  - Unlike other major employment centers in Westchester County, a substantial portion of the 
White Plains daytime worker population commutes to the Core Area by public transportation, using 
the multi-modal TransCenter which includes the Metro-North Railroad Station located between Water 
Street and Hamilton Avenue.  The Core Area is also served by numerous local and regional bus 
services which run along Main Street, Mamaroneck Avenue, Bank Street, Water Street, and Martine 
Avenue. 

 
The 1997 Plan noted the following: “The majority of trips to the City are made by private automobile.  
A 1992 transportation engineering study for downtown (Core Area) White Plains by JHK & 
Associates identified an additional traffic capacity (residual capacity) within the Core Area of 3,825 
vehicle trips in the outbound PM peak period.  Westchester Avenue was recently reconstructed; future 
traffic-related capital improvements include the extension of Grove Street (recently renamed Dr. 
Martin Luther King, Jr. Boulevard) to Tarrytown Road and Central Avenue. Accommodating parking 
and preventing pedestrian-vehicular conflicts are important issues given the potential for increases in 
Core Area traffic, and an overall pedestrian management plan should be devised by the City to guide 
the implementation of improvements. Intersections with high degrees of pedestrian-vehicular conflict 
are predominantly found along Lexington Avenue, Hamilton Avenue, Martine Avenue, Mamaroneck 
Avenue, Main Street, and Westchester Avenue.  Possible modifications to reduce these conflicts 
include neckdowns (sidewalk extensions at intersections), pavement design changes used in other 
communities, more pedestrian crosswalks, and curbside parking during non-rush hour periods.”  

 
The 2005/2006 Comprehensive Plan Review found that with the redevelopment of the Core Area 
dominated by residential development which has a counterflow to the office PM peak traffic, and the 
elimination of approximately 1.6 million square feet of approved but not built office development, the 
additional traffic capacity of the Core Area of 3,825 vehicle trips in the outbound PM peak period has 
not been reached.  

 
Improving access to parking, particularly surface parking, is an important component of improving 
the Core Area's business climate.  Of the City's more than 8,500 municipal parking spaces in the Core 
Area south of Barker Avenue, about 1,300 are on-street.  The 1997 Plan recommended that: “Where 
possible, the creation and formalization of 
through-block pedestrian connections 
between Mamaroneck Avenue and 
surface parking lots and parking 
structures to the rear of the stores would 
expand parking accessibility for the retail 
businesses on this street.”     
 

e) Cultural Facilities - One major goal 
cited in the 1997 Comprehensive Plan 
was to enhance the range of cultural, 
entertainment and recreational activities 
for different segments of the City's 
population.  Entertainment and cultural 
activities suggested include movie 
theaters, a community theater, dance 
studio, theater workshop, arts center, and 
concert and performance space.  

Westchester Arts Council 
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Mamaroneck Avenue has been suggested as a place where cultural uses could be located, although 
the remaining centrally located development sites in the City are other possibilities.  Improved access 
to arts programs housed within the County Center just outside of the Core Area could further help to 
reinforce the cultural life of White Plains. Core Area informational kiosks could be used to advertise 
programs.  

 
The 2005/2006 Comprehensive Plan Review found that since 1998, the City has met many of the 
cultural facility goals of the 1997 Plan, including development of a 15-screen multiplex movie theater 
and a 400+-seat Performing Arts Center at the City Center project, downtown dance studios, and the 
conversion of the former Chase Bank building to the home of the Westchester Arts Council. 

 
4. 2006 Analysis of Factors Affecting Development in Core Area After 1997 
 
References have been made in the previous sections to the changes which have occurred since the 
acceptance of the 1997 Plan. The following sections provide greater detail on those changes and how they 
relate to the implementation of the 1997 Plan. 
   

a) Mix of Uses - As noted in the previous section, an important change has occurred in the role of the 
downtown in the City of White Plains since 1997.  Prior to the recent redevelopment, the downtown 
was widely viewed as a separate entity where people worked, and office and commercial uses were 
welcomed in order to keep property taxes low for the surrounding residential property owners.  
Housing in the downtown primarily served low income and assisted households with high levels of 
public service need. 

 
Three major factors not fully anticipated in the 1997 Plan have led to a reconsideration of the 
relationship of the Core Area to itself and to the balance of the City.  The first factor has been the   
introduction of substantial downtown housing facilitated by unanticipated low interest rates, leading 
to lower development costs and mortgage rates.  The second is the success of the City’s policy of 
promoting and assisting developers in the upgrading and repositioning of existing formerly vacant 
office space (1.6 million square feet), rather than in the construction of new office space as 
contemplated in the 1997 Plan.  These policies and actions included, among other things: 
establishment of a coordinated review process to coordinate departmental project review and thereby 
reduce the complexity and cost of the review process; granting of easements and licenses to enable 
building owners to put new facades on older buildings that were already constructed to the property 
line; approving amendments to the Zoning Ordinance to accommodate conversion of former single-
tenant space to multi-tenant space; and amendments to the City’s Building Code to facilitate building 
upgrades.  The third factor has been the replacement of low sales volume, large-area (200,000+ 
square foot) department stores with a mixture of smaller retail users with higher sales per square foot, 
and entertainment uses.   

 
Despite the apparent expansion of retail uses in the downtown, most of it has replaced previous 
department store retail which, although requiring larger stores, generated lower per square foot sales 
revenues.  In 1994, when the economic futures analysis was conducted for the City by Arthur 
Andersen, the City had 25.6% of the County’s retail space, but only 14% of its retail sales.  Although 
much of this convenient department store shopping was welcomed from a practical standpoint, the 
City has probably absorbed as much of this type of development as it can.  The newer retail has 
tended to be “big box” retail, such as Target and Circuit City, with Wal-Mart opening in 2006.  This 
retail space has demonstrated a higher sales volume per square foot, but too much focus on this type 
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of retail also detracts from on-street retail.  Future retail development should focus on encouraging 
on-street specialty retail and boutique stores.  Smaller stores and personal service businesses will 
serve the occupants of the new residential developments, as well as people who come to the 
downtown from the outer areas and outside White Plains. 

 
b) Building Design Requirements - The character of the Core Area is different from what existed or 
was contemplated when the 1997 Comprehensive Plan was written.  At the time, 1.6 million square 
feet of office space was approved for development, and up to 2.1 million square feet was anticipated.  
High-rise residential development of the downtown was unexpected, although it was discussed by the 
members of the Downtown Revitalization Task Force in 1997.   

 
The shift from projected office space development to the approval by July 2006 of over 2,000 
residential units has had beneficial impacts to revitalization of the downtown, especially beyond the 
workday hours; and through income diversification. 

 
New building design and construction technologies have been developed, which can result in greater 
energy efficiency, water use efficiency and reduced environmental impacts such as carbon dioxide 
emissions and storm water impacts. This technology is referred to as “green building” technology. 
The following definition of green building technology is used in this Plan: 

 
Green or sustainable building is the practice of creating healthier and more resource-efficient 
models of construction, renovation, operation, maintenance and demolition. Elements of green 
building technology include, but are not limited to: 

 
$  Energy efficiency and use of renewable energy resources 
$  Water quality and quantity control technologies 
$  Use of environmentally preferable building materials and specifications 
$  Waste water reduction and recycling 
$  Clean air and healthy indoor environments 
$  Application of smart growth and sustainable development principles 

 
c) Traffic  - The amount of downtown development since the 1997 Plan has certainly had an impact 
on increased peak traffic in the Core Area, but the impacts would have been far greater if office and 
retail development had occurred as anticipated in the 1997 Plan.  Nonetheless, it is appropriate to 
review the overall circulation of the Core Area to ensure that the motorists and pedestrians can get to, 
and through, the downtown safely and efficiently.  The Traffic Department is currently engaged in a 
traffic study involving 130 signalized intersections in the City.  The data from this study, and the 
adjustments to signal timing that will result, will provide critical data for assessing the overall impacts 
of traffic in the City.  The re-occupancy of much of the previously vacant 1.6 million square feet of 
office space has been a major contributor to the perception of increased traffic in the downtown from 
the early 1990s to the present, even though no new office space has been constructed1.  A second 
contributor to the perception of increased traffic has been the impact of construction on many 
downtown streets, which has caused downtown traffic delays.  A third contributor is the impact of 
traffic diversions and delays due to construction on I-287.  The movement away from intensifying 
peak period traffic impacts to less intense traffic over wider ranges of time for retail and evening 
activities, also creates a perception of more active streets.  

                                                 
1  See JHK Traffic Report prepared for the City in April 1992. 
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Downtown traffic has several components that must be considered in a comprehensive transportation 
plan.  These are: private passenger vehicles, taxis, public transportation (particularly bus 
transportation), parking, and pedestrians.  The last of these components is very important, because 
what distinguishes White Plains from other cities in Westchester County is its compact and 
“walkable” downtown.  Unlike other suburban communities, residents of downtown White Plains can 
walk to shopping, entertainment, and personal services.  This feature of our downtown will become 
increasingly important as luxury high-rise housing becomes available in cities like Yonkers and New 
Rochelle, and White Plains will be well-positioned to compete for residents to fill its new apartments. 

 
The 2005/2006 Comprehensive Plan Review calls for a traffic study of the Core Area as part of the 
development of a Core Area Traffic and Pedestrian Management Plan.  The Core Area Traffic and 
Pedestrian Management Plan should include, among other things, analysis and recommendations for 
vehicular traffic, parking, public transportation (including the proposed downtown trolley system), 
crosswalks, pedestrian flow, taxis and access to transportation for the disabled. 

 
d) Downtown Security - In the aftermath of September 11, 2001, and with the expanding residential 

base in the downtown,  personal safety and overall 
security, including building life safety systems, police 
presence and response times, and fire safety, play a 
critical role in making the downtown environment a 
quality place to live, work, shop, and enjoy culture and 
entertainment.  The City has expanded the activities of 
the Public Safety Department, including police on foot 
and on bicycles in the downtown, expanded fire 
prevention surveys for buildings, and participation in 
building design to improve life safety systems.   
 
 

5. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in the 1997 Plan to realize the vision for the 
Mamaroneck Avenue Corridor and address the issues raised in the 1997 Comprehensive Plan analysis. 
The underlined text represents the changes and additions from the 2006 Comprehensive Plan update. 
 
a) The Mamaroneck Avenue Central Business District 
 

C Encourage the development of cultural and entertainment uses in this section of the Core Area 
and build on these to attract additional restaurants, cafes, and entertainment uses. (New cultural 
and entertainment development includes Performing Arts Center, movie multiplex, and 
Westchester Arts Council.) 

 
C Promote and provide the regulatory framework to develop additional housing in this section of 

the Core Area and to permit the adaptive reuse of existing vacant and secondary office space for 
appropriate uses, such as medical office or residential, including consideration of alternatives for 
use of public parking resources.  (See also the recommendations for Core Area Neighborhoods.)  
The provision of additional off-street parking may be necessary to support medical or residential 
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uses. (Implemented with 2001 zoning amendments - see Appendix ** for listing of zoning 
amendments.) 

 
C Recognize the area around the Main/Mamaroneck intersection as the focus for the Mamaroneck 

Avenue Central Business District revitalization efforts by encouraging a mixture of retail, office, 
housing, restaurant and entertainment uses. Opportunities for revitalization in the vicinity of the 
intersection of Main Street and Mamaroneck Avenue will be pursued to strengthen this prominent 
area. (Implemented with City Center, 221 Main Street and Pinnacle projects.) 

 
C Encourage and, where possible, provide support through zoning, parking regulations and use of 

public parking structures to maintain major anchors such as free-standing department stores in the 
Mamaroneck Avenue Business District with major retail, entertainment, or other uses that would 
help bring patrons to stores in the vicinity. (Implemented with 2001 zoning amendments and 
construction of new City Center Municipal Parking Garage.) 

 
C Keep City Hall at its current location as a first priority and, if that is not economically feasible, 

relocate it to a location in the Mamaroneck Avenue Central Business District or in the Central 
Renewal Area, as part of the government center complex. (Initiated in capital improvement 
program.)  This strategy is specifically reaffirmed by the Common Council as part of the 2006 
Comprehensive Plan Update. 

 
C Continue to upgrade existing municipal parking lots and structures, including improved signage, 

landscaping and pedestrian access. (In process through capital improvement program.) 
 

C Upgrade the public improvements, including sidewalks, lighting, and landscaping, which 
establish a design theme for the Mamaroneck Avenue corridor 
within the Core Area. (In process through capital improvement 
program and requirements for private developers.) 

 
C Make Mamaroneck Avenue, Main Street and Post Road more 

pedestrian-friendly by providing safer and more attractive 
pedestrian crossings. (Implemented for Mamaroneck Ave., and 
in process for Main Street and Post Road.) 

 
C Review all existing and new development to determine the 

extent to which it addresses pedestrian traffic as a planning 
element, addressing crosswalk signal timing, locations of 
crosswalks, pavement markings and other physical 
improvements. (Implemented as part of each site-specific 
project review.)  In addition to site-specific review, a Traffic 
and Pedestrian Management Plan should be prepared as 
described herein below.  

 
C Require, as part of any private redevelopment, the upgrading of private at-grade parking lots, if 

any, and improved lighting along the rear of stores facing Mamaroneck Avenue to make them 
more appealing and enhance the feeling of security. (No applications to date.) 
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C Develop and promote a facade and signage upgrade program for commercial properties to 
develop more interesting and well-designed facades and signage for these commercial properties.  
(Facade program implemented through CDBG program; signage under review.) 

 
C Provide information kiosks promoting Core Area and citywide activities. (Not yet implemented.) 

 
b) The Central Renewal Area 
 

C Revise land use regulations to maintain density, design, open space and signage controls 
contained in the Urban Renewal Plan which expires in July, 1999. (Implemented with 2001 
zoning amendments.) 

 
C Promote development site(s) near the railroad station as prime location(s) for future development 

of primary office space or mixed use, where uses such as residential/office/retail/entertainment 
would interact with, and take advantage of, the railroad and other mass transportation facilities. 
(Implemented with approval and construction of Bank Street Commons.)  

 
C Expand parking opportunities that serve railroad commuters, adjacent to and accessible to the 

railroad and TransCenter, using funding from either Metro-North or public-private partnerships. 
 

C Ensure adequate, well-designed and publicly accessible open space, and well-designed and 
landscaped parking, in relation to projects in this area, recognizing the important gateway role of 
these sites. (Implemented at Bank Street Commons with public plaza and landscaping design.) 

 
C Encourage uses which can utilize existing office parking during evenings and weekends. 

 
C Where applicable, future actions of the City should recognize the strong government presence in 

the Core Area, which contains City, County and Federal courthouses and other buildings housing 
government offices. (County Courthouse has been expanded.) 

 
C Create additional ground-level activity along major streets in the urban renewal area by 

encouraging development of small retail, service and restaurant uses in the lower levels of 
existing and proposed developments.  (Required in all new project approvals.  Approved for 
Galleria along Main Street.) 

 
C Work with the County to develop the Library Plaza as an area for cultural and entertainment 

activity in the Core, including possible indoor/outdoor café; and create additional landscaping and 
design elements to encourage pedestrian activity and linkages to the Mamaroneck Avenue 
Business District. Coordinate use of the plaza area with the County.  (The plaza area has been 
encumbered for several years with construction of Courthouse expansion. A sculpture garden has 
been created on portions of both the City and County plaza areas.) 

 
C Review all existing and new development in terms of identifying pedestrian traffic as a planning 

element and addressing crosswalk signal timing, locations of crosswalks, pavement markings and 
other physical improvements. In addition to site-specific review, a Traffic and Pedestrian 
Management Plan should be prepared as described herein below.   
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C Work to improve and beautify the railroad station and adjacent parking area and obtain 
completion of the County-operated bus station. Improvements to the abandoned former long-term 
bus terminal, as with any other County properties and facilities, will require approval from the 
County. (In process.) 

 
C Provide information kiosks promoting Core Area and citywide activities. 

 
c) The Specialty Retail Area 
 

C Maintain this section of the Core Area for specialty retail and limited office uses. 
 

C Protect residential neighborhoods abutting the Specialty Retail Area from impacts of commercial 
uses including parking, traffic and conversion of residential uses to non-residential uses. (New 
residential developments at Hale and Dekalb Avenues approved; no commercial permitted.) 

 
C Maintain specialty retail uses at the current Saks site, with some small-scale supporting retail and 

restaurant uses. (Implemented with Fortunoff development.) 
 

C Encourage medical and health-related office uses for the adaptive reuse of existing office 
buildings along the west side of Bloomingdale Road as part of the City's medical services sector. 

 
C Encourage use of urban design elements, such as signage, public amenities and landscaping, to 

create visual linkages between the Specialty Retail Area and the Mamaroneck Avenue Business 
District. (In process.) 

 
C Review all existing and new development in terms of identifying pedestrian traffic as a planning 

element and addressing crosswalk signal timing, locations of crosswalks, pavement markings and 
other physical improvements. In addition to site-specific review, a Traffic and Pedestrian 
Management Plan should be prepared as described herein below.   

 
6. New 2006 Comprehensive Plan Update Strategies 
 
 * Post-1997 Plan actions by the City that resulted in the upgrading and reoccupying of existing 

office space, while adapting excess office space which cannot be upgraded to other uses (such as 
the conversion of 99 Church Street from office use to Berkeley College), are consistent with the 
City’s vision for maintaining and strengthening the City’s economic sectors. This policy should 
be maintained.  

 
 * New retail development should be assessed in terms of how it fits into the existing market mix.  

Boutique and specialty on-street retail should be encouraged along Mamaroneck Avenue, Main 
Street, Martine Avenue, and East Post Road. 

 
 * The increase in high-density market-rate residential development has benefited the downtown by 

diversifying the economic base, creating a better balance among the income groups, and bringing 
discretionary income into the downtown to support a more diverse retail base, cultural and 
entertainment activities, and uses supportive of a “walkable” urban setting. 
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 * The levels of development in all three principal economic sectors - regional office (commercial, 
institutional and governmental), large-scale retail and large-scale housing - should be strictly 
contained within the Core Area and not be allowed to “creep” into the Close-In neighborhoods.   

 
 * The maximum building height for office uses should continue to be limited to 230 feet in the 

Core Area. 
  
 * Maintain a maximum building height of 230 feet for mixed-use residential (minimum 80% 

residential) and fully residential buildings on development sites greater than 100,000 square feet 
in the CB-2 district south of Martine Avenue. 

 
 * Maintain the existing height and bulk limitations of the Core Area. 
 
 * Limit the amount of office development to reduce peak period traffic, air quality, and 

infrastructure impacts. 
 
 * Modify the definition of usable open space to require that the open space be at-grade and publicly 

accessible and inviting. 
 
 * Encourage owners of private properties, including office buildings, to upgrade their buildings, 

and, where appropriate, assist owners in adaptive reuse of such buildings.  
 
 * Encourage use of technology now available for “green” building development, both during 

construction and operation/occupancy.  The following actions should be considered by the City: 
 
  * The City should require new buildings to use “green” building technology to the maximum 

extent practicable, and existing buildings should be retro-fit with “green” building 
technology, as appropriate, when building renovations and modifications are undertaken.  

 
  * Obtain professional recommendations about which “green building” technologies are most 

effective, and how to encourage their use. 
 
  * Promote storm water recapture and reuse on site as part of project design and development. 
    
  * Continue requirement for use of low-sulfur-fueled vehicles in building construction. 
    
  * Promote preservation of water resources in all aspects of building design and land use 

development. 
   
  * Require that all development adhere to the City’s Construction Management Protocol to 

ensure proper management of the construction process and the protection of environmental 
resources and people in the City. 

    
* Pedestrian traffic in the downtown should be encouraged for both its value in creating a positive 

environment for residents and visitors to the City, and for its value in reducing the use of 
automobiles and thereby reducing air pollution.  
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 * Pedestrian traffic should continue to be a consideration in the review of all development plans.  
The advanced technology of the City’s Traffic Department should be continually assessed, and 
upgraded if necessary, to continue to be used to facilitate the development of such plans. 

 
* The pedestrian experience should be enhanced by enlivening blank walls along the facade of 

Galleria, along Hamilton Avenue, and other locations where large buildings provide little visual 
interest.  This is especially important along major pedestrian thoroughfares, such as the streets 
that lead from the TransCenter to the downtown.   

 
 * The pedestrian experience should make pedestrians feel safe, interested, invited, and drawn to the 

downtown.   Planting strips and large, well-designed store display windows are two ways to help 
achieve this.  The proposed improvements by the Galleria are an example of such pedestrian 
enhancements. 

 
 * The Downtown Traffic Pedestrian Master Plan, recommended in the 1997 Plan and referred to in 

the 2005/2006 Comprehensive Plan Review as the Traffic and Pedestrian Management Plan, 
should focus on making the City “walkable” in terms of aesthetics, convenience to pedestrians, 
and limiting vehicular/bus conflicts, both with respect to intersections and sidewalk congestion at 
bus stops.  The plan should include: 

 
*  An assessment of the feasibility of a downtown trolley transportation shuttle service which 

runs frequently and has many stops.   
  

*  Designation of taxi locations and establishment of a dispatching system that ensures 
passengers will not be denied service based on distance to be traveled.   
 

*  Provision of taxi service for disabled.   
 

*  Bus stop locations that balance accessibility to passengers with the need to not impede the 
flow of traffic or obstruct pedestrian flow at intersections and at bus stop locations.   
 

*  An evaluation of the timing and design of pedestrian crosswalks, and adjustment of the 
timing and redesign of crosswalks, including “neckdowns” to accommodate pedestrian 
crossing.  
 

*  An examination of handicap accessibility of buildings and crosswalks, to be conducted in 
coordination with organizations such as Westchester Independent Living.   

 
 * Parking lots and garages should be safe and inviting to motorists.  To achieve this, parking lots 

and garages should be well-lit, easily accessible, aesthetically appealing, and provided with 
security systems, including both electronic systems and presence of security personnel and 
parking staff. 

 
 * Parking lots and garages should also provide locations for bicycle racks where possible. 
   
 * Parking lots in outlying neighborhoods should be connected to the trolley system to encourage 

use of public transportation and reduce use of cars in downtown. 
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 * Boutique and specialty retail shopping enhances the pedestrian experience and should be 
encouraged, especially along Mamaroneck Avenue toward Maple Avenue and along East Post 
Road, the retail portions of Martine Avenue and Quarropas, and connecting to the Specialty 
Retail Area on Maple Avenue. The Business Improvement District and property owners in the 
Central Business District should promote and work to expand leasing to boutique and specialty 
retailers.   

 
 * “Big box” retail and department stores should not be located with exposure on street frontages 

that are principal pedestrian corridors, as these stores generally have limited access points, which 
discourages pedestrian activity.   

 
 * Existing department stores, malls and large-scale retailers should be encouraged to provide more 

entrances and display windows in street-level facades to enhance the pedestrian experience. 
 
 * The trend toward more residential development in the Core Area should be encouraged. The 

Zoning Ordinance currently allows additional height in the Core Area for developments which, 
depending on location, are more than 50% or more than 80% residential.  In the UR4 and CB4 
districts, the Zoning Ordinance also allows a building height of 350 feet by special permit on 
development sites over 200,000 square feet where 50% or more of the floor area is residential, 
and 400 feet on development sites over 300,000 square feet. The City should develop a policy for 
such sites which limits the approval of high-rise mixed use residential and residential buildings in 
excess of the as-of-right height of 280 feet to development sites that do not negatively impact the 
Core Area or surrounding neighborhoods by virtue of the additional height. The only possible 
location for a high-rise building on a development site over 200,000 square feet which could be 
considered for additional height over 280 feet is a development site that would include the parcels 
known as the Gateway II parcel and the Gateway I parking garage and County bus station.  

 
 * The City should work closely with the Business Improvement District on funding and executing 

economic development initiatives in the downtown. 
    
 * The City should maintain a security plan that includes an evacuation plan for the downtown 

residents and security for the City’s critical infrastructure. 
 
D(1). CORRIDORS 
 
a. Vision Statement 
 
A key difference between the organization of the current Comprehensive Plan and that of the 1977 
Plan is the current Plan’s focus on Major Corridors, in addition to the other geographic planning 
areas.  The Plan seeks enhancement of the Major Corridors as visual gateways to the City, with 
strengthened residential, commercial and open space functions.  While each has a unique set of 
attributes and needs, the beautification of all five of these corridors by improved urban design features, 
landscaping and signage will improve the overall perception of the City, since they are the most 
heavily-traveled roads within the City, and are used to access the Core Area.  In addition to public 
improvements, open space preservation through the regulatory process is critical to achieving the 
Plan’s vision of attractive and open entrances to the City.  The Plan also emphasizes the unique 
positive features of each corridor and solutions to the particular issues that each faces (e.g., the 
historical features and deep open space setbacks along North Broadway; the interrelation of the White 
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Plains Hospital with nearby uses and the need for commercial revitalization along the Post Road 
corridor; the stone walls and naturally landscaped  character of North Street; the tree-lined boulevard 
character of Tarrytown Road; and the open space quality transitioning to a more developed character 
along Mamaroneck Avenue).  Finally, the Plan’s vision for the Major Corridors relates them to their 
surrounding neighborhoods, ensuring that the form of any future development on the corridors is 
compatible with a high-quality residential environment.  
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

White Plains has a number of roadways that function as major entry corridors into the community. Of 
these, five mixed use corridors were identified for detailed study in the Comprehensive Plan:  
Mamaroneck Avenue, Post Road, North Broadway, Tarrytown Road/Central Avenue, Westchester 
Avenue and North Street. While changes to these corridors have reflected the City’s growth, each one 
retains a unique identity.  Measures to guide future development and enhance the relationship of the 
corridors to surrounding residential neighborhoods include maintaining their open space appearance 
and improving visual quality and traffic circulation. 
 
Two other important corridors - Lake Street and Old Mamaroneck Road - are discussed in various 
sections of the Plan, where recommendations are made for preservation and improvement of 
neighborhood character and environmental features. 
 
Note that the corridors studied in the Comprehensive Plan are all considered “Major Arterial Roads” 
in the City. The functional classification of these roads and other roads in the City is discussed in 
Section II.A.1 of Part One. 
 
Although most are predominantly surrounded by residential land uses, all of the major corridors play 
distinct roles in the economic and social life of White Plains.  Economic activities include 
neighborhood shopping areas on North Broadway, Post Road, and Mamaroneck Avenue, and a broad 
range of other retail and service uses on Mamaroneck Avenue, Post Road, and Central Avenue.  
Several of the corridors are near industrial areas or campus office districts, which are also significant 
to the economic functioning of the City.   
 
Major public, educational and cultural uses serving residents of both the City and region are located 
on several of these corridors.  Some of these, such as schools, firehouses, and houses of worship, 
provide for everyday needs of the City’s population; others, such as the County Center, Pace 
University Law School and White Plains Hospital, draw visitors to the City for events and special 
services.  These institutions include landmarks with a variety of architectural styles. 
 
Hospitals serving regional populations are located on three corridors: Mamaroneck Avenue, Post 
Road and North Street.  The White Plains Hospital on Post Road is a major activity center.  Portions 
of the New York Hospital campus and Burke Rehabilitation Center serve as important components of 
the City’s open space network on Mamaroneck Avenue.  New York Hospital and St. Agnes 
contribute to the open character of North Street. 

 
The following corridor analyses and strategies cover the five corridors in the 1997 Plan, including, in 
some cases, portions of parallel or intersecting streets, such as Maple Avenue; plus the two additional 
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corridors added in the 2006 Plan Update – Maple Avenue and Westchester Avenue.  (Westchester 
Avenue is included in the discussion of the Eastview School property and vicinity in Section I.F.2.) 
Specific measures discussed include: upgrading design elements and visual conditions; creating open 
space networks that include trailways, bicycle routes and open space buffers; emphasizing neighborhood 
focal points and historic resources; and proposing guidelines for future development. The strategies at the 
end of each corridor section address land use changes to both publicly- and privately-owned properties in 
the corridors, and place the discussions of individual sites within the framework of the corridor’s long-
term growth and needs.  
 
1. MAMARONECK AVENUE  
 
a. Vision Statement 
 
The vision for the Mamaroneck Avenue corridor emphasizes preservation of the linear open space 
character of the lower end of this roadway through the use of enhanced landscaping, conservation 
easements, adjustments to residential densities in surrounding neighborhoods, and reconfiguration of 
publicly-owned land around Gillie Park to create additional recreational resources and make more 
efficient use of this area's public facilities. The Plan envisions a strengthened role for Mamaroneck 
Avenue in the City's open space network. The White Plains Greenway, which runs parallel to 
Mamaroneck Avenue from south of Ridgeway, north to Gedney Way, is seen as a crucial link in a 
trailway system running from southern portions of the City through parks and open spaces as far north 
as Silver Lake. The Plan's vision for the northern section of Mamaroneck Avenue before it enters the 
Core Area is one of an attractive mixed use streetscape that is distinguished from the nearby Core 
Area, with community-oriented shops and services that do not negatively impact on the surrounding 
Close-In Area neighborhoods. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

Mamaroneck Avenue is a regional corridor which also provides for important local service, 
transportation and neighborhood functions.  It is a prominent entrance to the City from the southeast 
and the longest major corridor, extending four miles south of Main Street before continuing into 
Harrison.  A delicate balance exists between its residential character and its commercial activities.  

 
The following analysis looks at areas south of Maple Avenue, where uses are more locally oriented than 
in the Core Area to the north.   
 
c. 1997 Analysis 
 
Mamaroneck Avenue's diversity, non-residential uses and role as a heavily traveled thoroughfare impact 
both positively and negatively upon its surrounding neighborhoods.  The planning factors discussed in the 
1997 Plan and repeated below provide background for developing a strategy to relate the corridor's varied 
sub-components, preserve its residential areas, and improve its appearance as a gateway.  (See also 
Planning Factors Maps.) 
 
1) 1997 Visual Image - The Mamaroneck Avenue “Promenade” streetscape north of Maple Avenue, 

discussed in the section on downtown White Plains, has a unified urban design which is achieved by 
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pedestrian scaled street lights, special sidewalk treatment with pavers, and street furnishings.  The 
termination of the Promenade south of Maple Avenue differentiates this more locally-oriented portion 
of the corridor. 

 
Although broad sidewalks and street-oriented shopping between Maple Avenue and Bryant Avenue 
foster a pedestrian orientation in this area, some sections lack landscaping and/or contain uses which 
detract from the corridor's aesthetics.  A variety of scales and activities on this stretch of roughly one 
half dozen blocks includes local retail on the ground floor of mixed use retail/office buildings just 
south of Maple Avenue and auto service stations on irregularly shaped lots just north of the 
intersection with Bloomingdale Road.  Here, patrons' cars occasionally spill over onto the sidewalk. 

 
South of Bryant Avenue, a landscaped median, large institutional and recreational uses, non-
conforming nursery uses and corporate office parks at the southernmost end of the corridor give 
Mamaroneck Avenue an open space character.  Areas of concern regarding visual image are the 
section of Mamaroneck Avenue from Maple Avenue to Bryant Avenue, and the Rosedale 
neighborhood commercial node, both of which fulfill important functions in this southern end of the 
City.  Both of these portions of Mamaroneck Avenue lack design cohesiveness. 

 
2) 1997 Land Use Compatibility - In Carhart and other abutting residential areas, there are pressures to 

convert residential properties to accessory commercial uses (particularly parking) to serve offices, 
retail and restaurant uses along Mamaroneck Avenue.  The numerous parking lots interspersed among 
the blocks east and west of Mamaroneck Avenue 
detract from the surrounding residential 
streetscapes.  Commercial intrusions are an 
example of how the quality of life within Close-In 
Area neighborhoods can be negatively impacted 
by the economic activity along a commercial 
corridor.  

 
3) 1997 Open Space - Mamaroneck Avenue is 

endowed with a network of open spaces 
associated with commercial and institutional uses 
as well as private and public recreational 
facilities.  South of Bryant Avenue are the Bryant-
Mamaroneck Nature Park, Leslie B. Gillie Park 
and the Ridgeway Nature Trails, which are 
important city parks.  The Mamaroneck Avenue School, Archbishop Stepinac High School, Our Lady 
of Sorrows School, Ridgeway School, New York Hospital, and Burke Rehabilitation Center are 
important public and private institutional uses which serve important open space functions in addition 
to being valuable community facilities.  Several of these sites and nearby land areas, including the 
White Plains Greenway, have potential to serve as pedestrian links in a citywide open space network.  
Utilizing these open spaces to form a continuous network from the Harrison border to Westchester 
Avenue would create a key recreational use for the City.  

 
4) 1997 Development Sites - Several large sites with strong development potential are located along 

Mamaroneck Avenue.  While some of these are privately-owned and do not fall under the direct 
control of the City, the Comprehensive Plan should project the desired level of long-term 
development to guide future land use planning and zoning. 
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Other sites, like the Burke Rehabilitation Center and New York Hospital, have development potential 
both under their existing hospital special permit uses and, if subdivided, under the existing R-12.5 
zoning. 

 
The New York Hospital property is the most significant potential development site in the 
Mamaroneck Avenue corridor.  This property is discussed separately in the Major Properties section 
and in Appendix C. 

 
To the south of the hospital, several City-owned lots adjoin the DPW facility site and the White 
Plains Greenway.  City-owned lots to the east of the DPW facility on Gedney Circle have been laid 
out for single-family homes, although their location adjacent to the DPW site and the potential 
development of recreational areas on the northern portion of the landfill limit their attractiveness for 
future residential use.  Other City-owned lots are located at the southern end of the DPW facility on 
Railside Drive abutting the Greenway. 

 
The three nurseries are relatively large parcels.  With approximately 20 acres of residentially-zoned 
land, a potential assemblage of the central nursery site and adjacent underutilized land could 
accommodate approximately 35-45 units of single-family homes under its current R1-12.5 zoning.  
The southernmost nursery property is zoned C-O, which does not permit residential development.  
The property could accommodate over 45,000 square feet of retail development or nearly 70,000 
square feet of office development, although difficult topographical conditions would limit the amount 
of commercial development which could be achieved.  Such uses are not appropriate for this 
transitional location abutting low density residential areas. The northern and southernmost nurseries 
provide the potential for housing to meet the needs of young families or senior citizens, or, in the case 
of the northern site, to expand recreational resources.  The central nursery site is more appropriate for 
development as currently zoned. 

 
An irregularly-shaped parcel fronts on the west side of Mamaroneck Avenue, south of a restaurant's 
accessory commercial parking lot on Rosedale Avenue.  This hilly and wooded parcel is appropriately 
zoned for residential use. 

 
5) 1997 Traffic - Mamaroneck Avenue provides regional access to the Core Area of White Plains 

through its intersections with the Hutchinson River Parkway, the Bryant Avenue intersection leading 
to Interstates 684 and 287, and the Bloomingdale Road intersection leading to Interstate 287.  Fast-
moving traffic from the south converges north of Bloomingdale Road, creating pedestrian-vehicular 
conflicts that begin with the commercial uses just north of Bryant Avenue. 

 
The YMCA and Close-In Area commercial uses between Livingston and Maple Avenues are 
inadequately served by parking.  North of Bryant Avenue, Mamaroneck Avenue lacks adequate 
parking and loading facilities, in addition to having difficult pedestrian crossings.  The former 
railroad right-of-way, south from Bloomingdale Road to Bryant Avenue, provides an opportunity for 
an expanded public parking area.  A portion of this area has been developed by the City for this use.  
In addition, this area is a potential access point to the proposed extension of the Greenway trail on the 
right-of-way to the south.  This parking area serves the community-oriented retail uses in this section 
of Mamaroneck Avenue during the day, and serves as overnight parking for residents of apartments 
along Old Mamaroneck Road. 
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d. 2006 Comprehensive Plan Update 
 
The 1997 Vision Statement remains equally valid in 2006. All of the strategies related to the Mamaroneck 
Avenue Corridor should be maintained to continue to support the implementation of this vision. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the 
Mamaroneck Avenue Corridor and address the issues raised in the 1997 analysis. The underlined text 
addresses the issues and recommendations of the 2005/2006 Comprehensive Plan Review. 

 
 1) Mamaroneck Avenue from Maple Avenue to Bryant Avenue 
 

C Encourage predominantly community-oriented shopping and service uses and housing over 
stores, rather than downtown or highway-oriented commercial uses. (Implemented in part with 
Commerce Bank and The Jefferson.)  

 
 C Protect the abutting neighborhoods from the incursion of commercial uses and their impacts, 

including parking and traffic.  (See also the recommendations on Close-In Neighborhoods.) 
(Implemented with Commerce Bank and The Jefferson; new Shapham Place Parking Structure to 
reduce parking impacts in abutting neighborhoods.) 

 
C Prohibit the expansion into Carhart of existing parking lots or the addition of new parking lots 

accessory to business uses. (Ongoing.) 
 

C Develop and install urban design features, including sign, facade and sidewalk improvements and 
landscaping, to: provide a cohesive image for this community retail area, help integrate it with the 
adjacent neighborhoods, and distinguish it from the Core Area shopping area to the immediate 
north. 

 
(For recommendations on the New York Hospital property, which is located along this corridor, see 
Major Properties: New York Hospital.) 
 
 2) Mamaroneck Avenue from Bryant Avenue to City Line 
 

C Preserve the low density residential and open space character of the Mamaroneck Avenue 
corridor south of Bryant Avenue. (Implemented in 2001 zoning amendments.) 

 
C Provide opportunities for the expansion of active recreational facilities through acquisition of 

private land where possible, and through the addition of ballfields at the northeast portion of the 
City-owned Gedney DPW facility, adjacent to Gillie Field, subject to ensuring adequate space for 
critical DPW functions at the Gedney DPW facility.  (See also Major Properties sections: Gedney 
DPW Facility and Vicinity and Mamaroneck Avenue Nurseries.) (New ballfield created as 
recommended, and other ballfields upgraded.) 

 
C Create a pedestrian open space network connecting existing open spaces such as Gillie Park, the 

White Plains Greenway and the Bryant-Mamaroneck Nature Area by developing a more 
extensive Mamaroneck Avenue open space system encompassing a trail through buffer areas 
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protected by easement restrictions with Burke Rehabilitation Center and New York Hospital. 
(Ongoing.) 

 
C Enhance landscaping on publicly-owned property along Mamaroneck Avenue from Bryant 

Avenue to the City line, including median landscaping, to improve the aesthetic quality of this 
critical entry corridor. (Westchester County has upgraded the medians and median landscaping on 
Mamaroneck Avenue.) 

 
C Preserve environmental and open space features along Mamaroneck Avenue and all other 

roadways in its vicinity, including Rosedale Avenue, Ridgeway, Bryant Avenue, and Old 
Mamaroneck Road; including stone walls, mature trees and other elements of the natural and 
man-made environment. (Preservation required as part of any approval.) 

 
 For discussion of the nursery properties, see Major Properties: Mamaroneck Avenue Nurseries. 
 
f. New 2006 Comprehensive Plan Update Strategies 
 
No new strategies proposed. 
 
 
2. POST ROAD 
 
a. Vision Statement  
 
The Plan envisions the Post Road corridor as an attractive mixed use gateway to the City. To the south, 
near the Scarsdale municipal boundary, a mix of well-landscaped, new and upgraded low and medium 

density residential properties would be linked by stone 
walls and upgraded public infrastructure. Revitalized 
commercial areas beginning north of the intersection 
with Maple Avenue would be enhanced with new 
attractive facades and signage, well-designed and 
appropriately scaled new development, and new 
pedestrian-oriented public infrastructure which 
establishes a design theme for the corridor. The 
continued importance of the White Plains Hospital and 
the Winbrook housing community are also key to the 
vision for Post Road, with improved connections and 
complementary land uses which avoid residential 
impacts.  The abutting lower density residential 

neighborhoods would be protected by maintaining and enhancing existing natural buffers and strictly 
controlling traffic and parking generated by corridor commercial uses. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 

 
The Post Road corridor as referenced in the Comprehensive Plan extends from the Scarsdale Village 
line to Mamaroneck Avenue, and includes Maple Avenue, which provides an alternative access to 
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Mamaroneck Avenue.  The corridor encompasses the White Plains Hospital, the Winbrook public 
housing complex, the Coachman Family Center, the Open Arms Shelter, and various residential, retail 
and office uses along its 1.25-mile length. 
 
Although the uses in the corridor are generally consistent with existing zoning, the intensity of 
development is most often less than what is permitted, and the mix of uses does not necessarily meet 
the needs of the residents and major uses in the area of the corridor. 

 
c. 1997 Analysis 
 
The land use and zoning patterns provide an initial basis for analysis of conditions in the Post Road 
corridor.  In order to be comprehensive, however, such an analysis must also consider: the physical 
condition of the buildings and public infrastructure; the manner in which various areas within the corridor 
relate to each other, both functionally and economically; and the relationship of the Post Road corridor to 
adjacent neighborhoods and to the Core Area. 
 
Pertinent planning factors which were set forth in the 1997 Plan are repeated below: 
 
1) 1997 Visual Image - Post Road serves as a major entryway into the City for traffic from the 

southwest headed to the Core Area; to the White Plains Hospital Center; or to the Fisher Hill, 
Prospect Park, Soundview and Highlands neighborhoods.  As such, the visual image of this corridor 
impacts significantly on how White Plains is viewed by residents and visitors alike.  Existing visual 
conditions within the corridor are seriously deficient.  These conditions relate to both private property 
(private residential property, storefronts, signage, parking areas, etc.) and public elements (sidewalks, 
curbs, lighting, street trees, etc.), and need to be addressed throughout the corridor as part of its 
overall comprehensive revitalization program.  The entry portal at the Scarsdale line, the intersection 
of Post Road and Maple Avenue, and the corner of South Lexington Avenue and Post Road (which 
marks the beginning of the hospital area) are the key locations where special design treatment is 
necessary. 

 
2) 1997 Land Use Compatibility 
 

i) Post Road School - The Post Road School serves 
important functions, both locally and citywide.  
Approaching from the south, it is a major landmark 
which has undergone extensive improvements to its 
building and grounds in recent years.  The school 
building and grounds are also a recreational resource 
for the City’s baseball, soccer and basketball 
programs, and for the surrounding neighborhoods on 
an informal basis. 
 
These aesthetic and recreational roles supplement the school’s basic educational function.  In 
combination, they reinforce the vital nature of the Post Road School in understanding the life of 
the area and in planning for its future. 
 

ii) Nursing Homes - The Post Road corridor contains two nursing homes: the Nathan Miller Center 
at Quinby Avenue, and the Beth Israel/Schnurmacher Home at Tibbits Avenue.  Both are well-
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maintained, and the Beth Israel property has a highly visible landscaped area facing Post Road.  
These facilities are important sources of jobs for local residents.  Their staffs and visitors are also 
customers for neighborhood businesses. 
 

iii) Neighborhood Commercial Centers - The section of Post Road between Sterling Avenue and 
Rathbun Avenue functions as a commercial center for the surrounding neighborhoods.  The retail 
and service uses (delicatessen, cleaners, card store, bank, video store, etc.) serve a variety of local 
needs.  The recently expanded and reconstructed service station and food mart reinforce the 
area’s role for convenience shopping.  The shopping area is served by both on- and off-street 
parking, including a small municipal lot. 
 
Many of the storefronts in this section have been upgraded and generally present a good aesthetic 
image.  The public infrastructure and appearance of parking areas, however, represent important 
opportunities for improvements. 
 
The uses proximate to the Post Road/South Lexington Avenue intersection also provide local 
shopping.  The stores closest to the Winbrook public housing complex are an important 
neighborhood focus, but do not provide the full range of products and services which are needed 
by local residents.  Revitalization of the area needs to address developing a mix of retail uses that 
better serve the Winbrook neighborhood and the White Plains Hospital Center.  A number of the 
businesses along Post Road cater to the City’s growing Hispanic population.  The area generally 
requires physical improvements both to the buildings and the public infrastructure. 
 

iv) Automobile Dealerships - The concentration of automobile dealerships along Post Road is an 
important element of the local economy.  Despite the proximity of these operations, they do not 
present a unified image.  It is necessary to create a more attractive and coordinated streetscape. 
 
The vacant lot at the corner of Post and South Lexington is periodically utilized for vehicle 
storage by a nearby dealership.  This is not an appropriate long-term use for this site, which 
should be zoned to accommodate uses which complement the surrounding residential 
neighborhoods. 
 

v) Other Commercial Uses - In addition to neighborhood shopping and automobile dealerships, the 
corridor includes a mix of other commercial uses, both to the east and the west of South 
Lexington Avenue.  Problems with some of these uses include inadequate parking, unattractive 
facades, and the conditions of sidewalks and curbs, as well as the above-ground electric and 
telephone lines. 
 

vi) White Plains Hospital Center - The hospital is a major institutional use and one of the largest 
employers in the City.  In recent years, it has undergone significant expansion, with future 
additions planned or in the approval process.  The most recent wing added at the corner of Davis 
Avenue and Post Road, the Flanzer Pavilion, orients the hospital complex entryway and 
emergency room toward Post Road.  East of the Hospital on Longview, the Hospital is 
developing a new cancer treatment center.  These new facilities reinforce the hospital as the major 
activity center in the corridor.  
 
Presently, the hospital controls nearly the entire block bounded by Maple Avenue, Davis Avenue, 
Post Road and Longview Avenue.  West of Davis, the hospital’s recently expanded - but still 
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insufficient - parking garage extends its holdings as far as South Lexington Avenue.  The 
remaining non-hospital buildings which share the block with the garage include retail, service, 
and office uses,and a gasoline station; over time, some or all of these could be converted or 
adapted for hospital-related uses, including additional parking. 
 
North on Post Road, between South Lexington Avenue and Longview Avenue, there are three 
block frontages, zoned B-3 Intermediate Business.  From South Lexington to Brookfield Street, 
the buildings contain first-floor retail uses, predominantly oriented toward neighborhood 
shopping needs, some with apartments above.  East of Brookfield, the businesses are generally 
automobile-oriented.  All three blocks back up to Winbrook and are relatively shallow, typically 
about 150 feet in depth.  By location, these three blocks would be well-suited to accommodate 
uses which would benefit from proximity to the hospital and Winbrook.  Expansion of such uses 
would, however, be constrained by: 

 
C The configuration of the properties. 

 
C The limited availability of parking. 

 
C The need to preserve affordable rental housing and neighborhood-based stores present in 

some of the buildings. 
 

C The need to design development so as not to negatively impact on the adjacent Winbrook 
development. 

 
Redevelopment in any of these three blocks should recognize and account for these constraints.  
To the east of the hospital block across Longview Avenue is a municipal parking lot which abuts 
a private medical office building at the corner of Longview and Post, and a vacant lot at the 
corner of Maple and Cromwell Place.  The at-grade parking lot and the vacant lot create the 
potential for developing additional parking to serve businesses and hospital-related uses in this 
section of the corridor, and to attract additional hospital-related uses. 
 

vii) Homeless Facilities - The corridor contains two facilities serving the homeless population: the 
Coachman Family Center, at Chester Avenue, and the Open Arms Shelter, near Dr. Martin Luther 
King, Jr. Boulevard.  The substantial number of children in the Coachman had very little outdoor 
play area until recently.  This has been partially addressed by construction of a new playground.  
Developing a plan with the County to more fully meet the recreational needs of these children is 
critical.  If adequate recreational opportunities are not provided for the children, the negative 
impacts could be substantial.  Future use of the Coachman Hotel, if and when it is terminated by 
the County as a transitional housing facility, should be consistent with surrounding uses. 

 
3) 1997 Traffic - In addition to local traffic, Post Road, Maple Avenue, South Lexington Avenue and 

Dr. Martin Luther King, Jr. Boulevard are important access routes to and from the Core Area and 
White Plains Hospital.  As a result, a number of the area’s intersections are heavily utilized, in some 
cases presenting difficulties for pedestrian movement.  Intersections of particular concern are Post 
and Maple, Post and South Lexington, Post and Grove, Maple and South Lexington, and Maple and 
Davis. 
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Post Road has four moving lanes and carries significant traffic volumes.  In some locations, these 
lanes are narrow; in other areas, on-street parking and curb cuts limit the efficiency of the roadway.  
While Maple Avenue provides an important alternative route to Mamaroneck Avenue destinations, 
there are no other options for motorists entering the City from the Scarsdale area which would not 
divert traffic through nearby residential areas.  As a result, future planning must maintain acceptable 
levels of service at intersections on Post Road and Maple Avenue, while creating opportunities for 
redevelopment of selected sites with safe access, egress and traffic movement. 

 
Post Road is a County road.  As such, improvements to the road and curbs, and changes to, or the 
addition of, curb cuts, require County approval.  The County should participate in funding the 
improvements. In addition to being a County road, Post Road serves as a major access road to 
important County office buildings, including 112 East Post Road, the Michaelian Building, the 
County Courthouse and the District Social Services Office.       

 
d. 2006 Comprehensive Plan Update 
 
The 1997 Plan Vision for the Post Road Corridor remains valid in 2006. Minor changes to existing 
strategies have been made. The area most likely to change is the area from Rathbun Avenue to Cromwell 
Place. This section of Post Road poses a number of issues for the City, as it is an area that is clearly likely 
to be subject to redevelopment pressure.  This area abuts the Post Road/S. Lexington Urban Renewal 
Area and White Plains Hospital to the east.  It abuts the neighborhoods of Upper Highlands and Fisher 
Hill to the south and north respectively, and it abuts the neighborhood business area and Fisher Hill 
neighborhood to the west.  
 
The City has announced the preparation, with the residents of the area, of a redevelopment plan for the 
area including the Post Road/S. Lexington Avenue Urban Renewal Area, the Phase I and Phase II of the 
East Post Road Urban Renewal Area, and the Post Road Corridor between Mamaroneck and Rathbun 
Avenues. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Post Road 
Corridor and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
 
 1)  Post Road from City Line to Sterling Avenue 
 

C Improve the quality of the existing housing stock in this section of the corridor by eliminating 
over occupancies and by continuing to enforce building codes and zoning. (Continuing with Safe 
Housing Task Force.) 

 
C Encourage redevelopment of selected deteriorated residential properties in accordance with the 

recently adopted RM-1.5T residential townhouse zone. (Implemented to date at 319-331 Post 
Road and the SHORE Project.) 

 
C Preserve existing residential densities and the character of abutting residential neighborhoods. 

(Implemented with 2001 zoning amendments.) 
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C Prohibit additional institutional uses, and limit expansion of existing uses to a level which is 
compatible with the surrounding neighborhood. (Ongoing.) 

 
C Wherever possible, provide natural buffers between commercial uses on Post Road and the 

abutting residential properties.  (Ongoing.) 
 
 2) Post Road Neighborhood Business Area 
 

C Maintain the existing commercial density of the neighborhood shopping area near the Post Road-
Maple Avenue intersection, which serves both as a retail center for the nearby residential 
neighborhoods and as the visual entrance to White Plains for this corridor. (B-2 Zone confirmed 
with 2001 zoning amendments.) 

 
C Prohibit expansion of auto-related and heavier commercial uses into this neighborhood business 

area. (B-2 Zone confirmed with 2001 zoning amendments.) 
 

C Prohibit expansion of neighborhood business uses and accessory uses into the abutting residential 
area, and limit their associated impacts, such as parking and traffic. (Ongoing.) 

 
C Preserve the private accessory parking lot, which is located in a residential zone, but which is 

needed by the adjacent stores along this section of Post Road. (Ongoing,) 
 
 3) Post Road from Rathbun Avenue to South Lexington Avenue 
 

C Limit the spillover of commercial parking into the abutting residential neighborhood by ensuring 
that all changes to, and redevelopment of, existing commercial uses in this section of the corridor 
include adequate off-street customer and employee parking. (Part of proposed Post Road/S. 
Lexington Neighborhood Strategy Area.  See new strategy below.) 

 
C Ensure that development or redevelopment of automotive dealerships in this block is in 

accordance with an overall plan for development from Post Road to Maple Avenue. (Part of 
proposed Post Road/S. Lexington Neighborhood Strategy Area.  See new strategy below.) 

 
C Require that the redevelopment of properties between Post Road and Maple Avenue treat both 

Post Road and Maple Avenue as frontages with appropriate landscaping, fencing and building, 
and parking lot design. (Part of proposed Post Road/S. Lexington Neighborhood Strategy Area. 
See new strategy below.) 

 
 4) Post Road from South Lexington Avenue to Mamaroneck Avenue 
 

C Encourage development of retail uses near the South Lexington intersection which serve the 
needs of local residents, as well as those of hospital employees and visitors. (Part of proposed 
Post Road/S. Lexington Neighborhood Strategy Area.  See new strategy below.) 

 
C Encourage redevelopment of the northwest corner of Post Road and South Lexington Avenue and 

adjacent properties with land uses that relate to the surrounding residential neighborhoods, 
including Winbrook and Fisher Hill, as well as to the hospital.  This block should not be 
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redeveloped with exclusively hospital-related uses.  Ground-floor retail with medically-related 
uses above should be considered. (Part of proposed Post Road/S. Lexington Neighborhood 
Strategy Area. See new strategy below.) 

 
C Encourage upgrading of retail uses in the small retail strip along South Lexington with uses that 

better serve the Winbrook and Fisher Hill neighborhoods. (Part of proposed Post Road/S. 
Lexington Neighborhood Strategy Area. See new strategy below.) 

 
C Consider acquisition of an existing lot on South Lexington Avenue for utilization as a public 

parking area to serve small retail businesses.   
 
C Limit the spillover of traffic and parking impacts from the White Plains Hospital into the 

Highlands neighborhood by supporting the expansion of White Plains Hospital within its block, 
consistent with a Hospital Master Plan. (New 700+-space parking garage, to be constructed 
jointly by City and Hospital, is planned for existing Longview Parking Lot Area.) 

 
C Prohibit expansion of medically-related uses, including parking and conversion of residences to 

medical offices, into the Highlands neighborhood.  (See also recommendations for Close-In 
Neighborhoods.)  (Ongoing.)  

 
C Promote the integration of the Winbrook neighborhood into the Post Road corridor by 

redeveloping the north side of Post Road in a manner which provides pedestrian access and visual 
corridors to and from the housing.  Encourage new uses in this area which are complementary to 
Winbrook. (Part of proposed Post Road/S. Lexington Neighborhood Strategy Area. See new 
strategy below.) 

 
C Encourage hospital-related development which meets both hospital and neighborhood needs by 

creating land use and development regulations that encourage a mix of medically-related and 
retail uses along this section of the corridor. (Part of proposed Post Road/S. Lexington 
Neighborhood Strategy Area. See new strategy below.) 

 
C Work with the hospital to deck the Longview municipal parking lot to provide increased parking 

for users of Post Road businesses and the hospital, and to permit construction of medically-
related uses over the parking structure.  Such uses could include medical offices, staff housing 
and hospital administrative functions that do not need to be performed in the main building. (New 
700+-space parking garage, to be constructed jointly by City and Hospital, is planned for existing 
Longview Parking Lot Area.) 

 
f. 2006 Comprehensive Plan Update New and Revised Strategies  
 

C Maintain the public improvements, including sidewalks, lighting, and landscaping, installed in 
this area, which establish a design theme for the Post Road corridor. (New sidewalks, trees and 
lights installed on Post Road.) 

 
C Maintain the facade and signage upgrade program that has been established for commercial 

properties. (CDBG facade program established.) 
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C Maintain the signage and lighting design standards and controls established for this area which 
are more appropriate to the character of the corridor as it passes through residential 
neighborhoods.  Business uses abut low density residential areas, and the signage and lighting 
should be in keeping with, and not negatively impact on, these residential uses.  (CDBG facade 
program established.) 

 
 * The small garden at the intersection of Post Road and Maple Avenue, on which the recently 

restored Veterans Memorial is located, should be upgraded, possibly with the assistance of the 
Beautification Foundation. 

 
 * The protection of the residential neighborhoods and the enhancement of the Winbrook area are 

crucial to any redevelopment of this area.  Therefore, the following strategies must be maintained:  
 

* Limit the spillover of commercial parking into the abutting residential neighborhood by 
ensuring that all changes to, and redevelopment of, existing commercial uses in this section 
of the corridor include adequate off-street customer and employee parking.  

 
* Ensure that development or redevelopment of automotive dealerships in this block is in 

accordance with an overall plan for development from Post Road to Maple Avenue. 
 
* Redevelopment of automotive dealerships 

should consider the need for additional 
hospital and medically-related uses, 
housing, or mixed use for this area. 

 
*  For any development in this area having 

two fronts - along both Maple Avenue and 
Post Road - require that the redevelopment 
of properties between Post Road and Maple 
Avenue treat both Post Road and Maple 
Avenue as frontages, with appropriate 
landscaping, fencing and building and 
parking lot design.  

                   Winbrook 

 *  The City has announced the preparation, with the residents, business owners, religious leaders, 
Housing Authority and Hospital, of a Revitalization Strategy Plan for the Post Road/S. Lexington 
Urban Renewal Area and the adjacent area along East and West Post Road, including White 
Plains Hospital and the proposed Longview municipal parking garage.  This plan should address 
housing, local business and hospital needs, needs of the Winbrook community, Slater Center, and 
public infrastructure.  In consultations with the area stakeholders, the City should develop a 
neighborhood strategy area plan for this area, as was done for the Ferris Avenue neighborhood in 
1998.  The Plan should include, among other things, the following: 

 
* Housing needs and options; 
* Business needs, including parking and façade improvements; 
* Public facilities, including evaluation of how Slater Center can best serve the area and the 

City; 
* Changing land uses and demand for new uses; 
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* Any possible zoning changes; 
* The needs of houses of worship in the area; 
* Upgrading of physical environment on both private and public property; and 
* Identification of both public and private resources that are available to help bring about 

changes agreed to in Revitalization Strategy Plan.  
 
3. TARRYTOWN ROAD/CENTRAL AVENUE  
 
a. Vision Statement 
 
The striking views of the City's skyline and the distinctive boulevard ambiance of Tarrytown Road are 
essential elements of the image of the City as seen from the west. Critical to this image is the 
preservation of the residential character of the Battle Hill neighborhood, which is surrounded on three 
sides by major roadways: Central Avenue, Tarrytown Road and the Bronx River Parkway. 
 
The Plan's vision for Tarrytown Road is a tree-lined boulevard, paralleled on the west by an open 
space corridor at the foot of Battle Hill and on the east by additional parkland along the Bronx River 
Parkway.  Although the parkway reservation is outside the City's direct jurisdiction, the Plan envisions 
the development of the Dr. Martin Luther King, Jr. Boulevard Extension and improvements to the 
parkway that will create opportunities for expanding parkland and creating an attractive pedestrian 
focus around the County Center.  Beyond the open space corridor, heavily landscaped natural buffers 
between residential development and the existing roadway will protect these and the Battle Hill 
neighborhood from the traffic and noise impacts of Tarrytown Road. 
 
The vision for Central Avenue is of an economically vital commercial corridor, with well-designed 
building facades and signage, enhanced landscaping, sufficient off-street parking, and improved 
traffic circulation which enables traffic traveling to and from the Core Area to move efficiently, 
without crossing through the Battle Hill neighborhood. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

Tarrytown Road (NYS Route 119) is a major gateway to the City of White Plains, in addition to 
being a valuable open space resource at the edge of a residential community. In part, it parallels the 
Bronx River Parkway and connects the Core Area of White Plains to the Central Avenue commercial 
strip and the Westchester County Center.  

 
c. 1997 Analysis 
 
Although it is relatively short, the Tarrytown Road/Central Avenue corridor's important gateway function 
warrants careful attention to visual character and urban design issues.  Its central location also suggests 
appropriate mass-transit-oriented development, such as residential uses within walking distance of the 
Metro-North Railroad Station.  Accommodating both of these objectives will require a creative approach 
in planning for the parcels which the City now controls.  Portions of the frontage should have additional 
landscaping to enhance the boulevard appearance of this entrance to the City, and to act as a buffer for 
existing and future residences to the west.  
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The analysis provided in the 1997 Plan is repeated below: 
 
1) 1997 Visual Quality - With few buildings south of the County Center and eight lanes of traffic, the 

aesthetic character of Tarrytown Road is defined by open space and its role as a transportation link.  
The County Center is the tallest structure on Tarrytown Road; the adjacent Battle Hill neighborhood 
is largely hidden by wooded areas that act as visual buffers.  Acquisition for the widening of 
Tarrytown Road during the 1960's replaced commercial uses with a row of evenly-spaced trees on the 
two main blocks facing the west side of the street.  Improvements also included rows of trees facing 
the parking lots to the east and on the raised medians north of Chatterton Avenue.  These previous 
planning efforts have provided Tarrytown Road with a boulevard ambience for motorists entering the 
City from the northwest.   

 
While the County Center provides an attractive pedestrian focus with its art deco architecture and 
grand staircase entrance, pedestrian conditions are diminished by the impacts of the corridor's heavy 
traffic.  There is no separation between the sidewalk and the street for most of the length of 
Tarrytown Road.  Commuters accessing the adjacent transportation hub and commuter parking lots 
must contend with traffic impacts in the southern portion of Tarrytown Road, while the Central 
Avenue intersection has difficult pedestrian crossings. 

 
Visual conditions along Tarrytown Road are strengthened by the presence of the nearby Bronx River 
Parkway.  Although it is a major regional highway, the Parkway is separated from Tarrytown Road 
by wide, linear parking fields and is slightly lower in elevation.  With its attractive landscaping, 
arched stone bridges and pleasant, meandering course parallel to the Bronx River, it is a scenic 
roadway that was named a historic site in 1991 by the National Trust for Historic Preservation. It has 
been listed on the National Register of Historic Places, and is designated as a New York State Scenic 
By-Way. 

 
Central Avenue exhibits poor visual quality due to the presence of some deteriorated properties and 
businesses which lack adequate maintenance and landscaping.  An exception is the northwest corner 
of its intersection with Tarrytown Road, where a restaurant has been refurbished with art deco 
elements complementing the County Center across Tarrytown Road.  North of Central Avenue are the 
Fulton and Russell Street industrial areas, which suffer from broken sidewalks, unsightly utility poles, 
and deteriorated wood frame residences.   

 
2) 1997 Land Use Compatibility 
 

i) Dr. Martin Luther King, Jr. Boulevard Extension - Plans of the City of White Plains and the 
New York State Department of Transportation for the Dr. Martin Luther King, Jr. Boulevard 
extension would permit traffic to directly access the Core Area from the Bronx River Parkway, 
Tarrytown Road, and Central Avenue by extending Dr. Martin Luther King, Jr. Boulevard and 
North Lexington Avenue under the railroad tracks as a one-way pair.  The extension, which is 
proposed to run below Hillside Terrace and the Metro-North Railroad right-of-way and over the 
Bronx River, would reduce congestion at Tarrytown Road and traffic choke points at Hamilton 
Avenue, Battle Avenue, Main Street, and Bank Street. 
   
While Dr. Martin Luther King, Jr. Boulevard and North Lexington Avenue were widened and 
made one way as part of the Central Renewal Project, the Dr. Martin Luther King, Jr. Boulevard 
extension was postponed by the State.  In 1997, it was on the NYSDOT Transportation 
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Improvement Program (TIP) again.  It is now on the “TIP” for further studies in 2010 and 
construction commencement in 2013.  The proposed plan shifts the Bronx River Parkway to the 
east side of the river and re-connects it with the existing parkway alignment at Hamilton Avenue 
to the south and just below the Cross Westchester Expressway overpass to the north.  A new 
parking facility is proposed to the north of the County Center; its existing parking lot would be 
partially displaced by the new parkway right-of-way.  This project will be subject to budgetary 
constraints and State procedures.  Physical improvements for Tarrytown Road must, however, 
take into account the new parkway location.  
 

ii) Development Sites - Two vacant City-owned sites front on the west side of Tarrytown Road 
between Robertson Avenue and School Street.  The site to the north of Chatterton Avenue is 
approximately one and a half acres in size, with an evenly-spaced line of trees buffering 
Tarrytown Road.  The rear yards of multiple-family dwellings facing Hunt Place can be viewed 
through this site, and detract from the area’s appearance when seen from Tarrytown Road.  Aside 
from the heavily trafficked Tarrytown Road, access to this site is limited to a small connection off 
Chatterton Avenue.  Existing zoning would permit a multifamily residential build-out of over 40 
units on this parcel.  This level of development is not appropriate for this site. 
 
The southern vacant site, south of Chatterton Avenue on Tarrytown Road, is smaller 
(approximately one acre), and has a configuration that does not lend itself as easily to housing 
development.  Access is only possible from a narrow connection on Harmon Street.  Like the site 
to the north, this City-owned parcel has a consistent line of landscaped trees facing Tarrytown 
Road, although its interior is heavily wooded.  
 
Although it is now dormant, an urban renewal designation dating back 25 years remains in place 
for both of the vacant sites on the west side of Tarrytown Road. A narrow open space buffer, 
covering a portion of the vacant land on the west side of the right-of-way, is owned by the State 
and preserves Tarrytown Road as a limited access road to maintain traffic flows. 
 
A site plan for 15 units of in-fill housing was approved in 1989 for vacant land between 
Chatterton Avenue and School Street.  The developer eventually abandoned these plans, and the 
land is now owned by the City. 

 
3) 1997 Traffic - Tarrytown Road (Route 119) connects the Core Area of White Plains to Central 

Avenue, the Town of Greenburgh, and the rest of the region with its Bronx River Parkway link.  A 
1992 traffic study identified traffic choke points at Tarrytown Road's intersection with Hamilton 
Avenue and Main Street.  During peak periods such as Friday evenings, traffic exiting the Core Area 
of White Plains via Hamilton Avenue and Tarrytown Road can back up for several blocks east of the 
railroad tracks, requiring the use of police to direct traffic.  The intersection of the Bronx River 
Parkway and Tarrytown Road at the County Center also requires improvements to traffic circulation 
patterns.  Drivers are now required to navigate around a circular plaza.  Several crossings are difficult 
for pedestrians, due either to the width of the right-of-way or to the presence of fast-moving traffic, 
such as the Bronx River crossing that connects the County Center and its parking lot.  Noise impacts 
from the traffic on this wide thoroughfare are an impediment to developing the vacant parcels 
between Chatterton Avenue and School Street. 

 
The Dr. Martin Luther King, Jr. Boulevard extension would reduce heavy traffic volumes on 
Tarrytown Road by providing direct access to and from the Core Area via Dr. Martin Luther King, Jr. 
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Boulevard and Lexington Avenue.  It would divert peak hour through traffic from several adjoining 
neighborhoods, although the Hillside and Ferris Avenue neighborhoods could experience some 
negative impacts associated with the new adjacent roadway. 

 
d. 2006 Comprehensive Plan Update 
 
This Vision Statement remains equally valid in 2006.  The City has recognized the importance of 
Tarrytown Road as an open space gateway by dedicating the westerly portion of the vacant site on the 
west side of Tarrytown Road as parkland.  The parking area created by the County on the Bronx River 
Parkway Reservation across the river from Tarrytown Road detracts from the character of this open space 
corridor.  The strategies set forth in the 1997 Plan should continue to be implemented to support this 
vision of Tarrytown Road. The 1997 strategies for the Martin Luther King, Jr. Boulevard Extension 
should also be maintained. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Tarrytown 
Road Corridor and address the issues raised in the 1997 analysis. The underlined text addresses the issues 
and recommendations of the 2005/2006 Comprehensive Plan Review. 
 
 1) Tarrytown Road 
 

C Maintain and emphasize Tarrytown Road as an open space gateway to the City by preserving 
trees and a protected open space buffer and making improvements to sidewalks and landscaping, 
including improvements to adjacent parking lots and vacant sites. (Open space along Tarrytown 
Road dedicated as parkland.) 

 
C Develop the westerly portion of the vacant site on the west side of Tarrytown Road between 

Chatterton Avenue and School Street with low-rise, privately financed, market rate housing 
compatible with adjacent non-subsidized housing densities.  Dedicate as parkland a 100-foot deep 
strip of landscaped open space adjacent to Tarrytown Road on the two vacant sites between 
Robertson Avenue and School Street to buffer future housing development and maintain the 
stately open space character of the Tarrytown Road corridor with a larger open space on the 
northerly site. (Open space along Tarrytown Road dedicated as parkland.) 

 
 2) Central Avenue and Vicinity 
 

C Collaborate with the Town of Greenburgh to upgrade and modernize the light industrial/heavy 
commercial area along Fulton, Aqueduct and Russell Streets with sidewalk and drainage 
improvements. 

 
C Reduce permitted intensities of uses along the south side of Central Avenue in order to better 

reflect physical and traffic constraints. 
 
  C Develop and promote a facade and signage upgrade program for commercial properties 

throughout the corridor. 
 

C Improve the area with a tree planting program to complement Greenburgh's landscaping. 
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 3) Martin Luther King, Jr. Boulevard Extension (Renamed from Grove Street Extension) and 

Bronx River Parkway Realignment 
 

C Advocate for the State's plans for the extension of Martin Luther King, Jr. Boulevard and the 
reconfiguration of the Bronx River Parkway to incorporate the City's plans to guide future land 
use changes and preserve the important visual entryway role of the Tarrytown Road/Central 
Avenue Corridor. (Ongoing.) 

 
C Work with the County to provide an attractive focus around the County Center with an expanded 

pedestrian plaza created where the Bronx River Parkway/Tarrytown Road traffic interchange now 
exists, and reconfigure the remaining portion of the County Center parking lot to re-establish the 
landscaped boulevard to the County Center with landscaped parking.  

 
C Work with the County and State to: (1) develop additional usable parkland adjacent to the Bronx 

River Parkway as a result of the Parkway relocation related to the Dr. Martin Luther King, Jr. 
Boulevard extension, and to improve access along the Bronx River; (2) protect the river's habitat 
by locating the Parkway where it will cause the least damage to valuable stands of trees, such as 
the existing old growth pine trees along Bronx Street; (3) ensure that plans for the Martin Luther 
King, Jr. Boulevard Extension and relocation of the Bronx River Parkway provide for safe 
pedestrian and bicycle access; (4) improve the existing Bronx River bicycle path, eliminating the 
potential for pedestrian-vehicular conflicts on Bronx Street; and (5) improve lighting. 

 
C Develop a plan for the abandoned former long-distance bus terminal between Hamilton Avenue 

and Main Street, on the west side of the railroad, possibly as a key link in the bicycle path system, 
which would have facilities for food sales, bicycle repairs and rentals, and an information center.   

 
C Work with the County to improve signage indicating the route of the bicycle path and link it, 

through sign posts or maps, with the other open spaces in the City.  
 
f. New 2006 Comprehensive Plan Update Strategies  
 

* The City should continue to emphasize to the County the importance of maintaining the open 
space character of the easterly side of the Tarrytown Road corridor. 

 
 *  The area dedicated as parkland along Tarrytown Road should be developed as a park dedicated to 

the memory of White Plains veterans of foreign wars.  The establishment and dedication of this 
park should be a priority under the City’s capital improvement program.   

 
4. NORTH BROADWAY  
 
a. Vision Statement 
 
The Plan's vision for this corridor focuses on preservation and enhancement of its distinctive features: 
historical sites which relate to the City's early history, including its critical role in the Revolutionary 
War; the beautifully landscaped Tibbits Park; deep open space setbacks and low-rise medium density 
residential and institutional uses, which contribute to the expansive boulevard appearance of the street 
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from the northern end of Tibbits Park to I-287; and primarily low density residential and 
neighborhood retail uses north of I-287 to the city line. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

North Broadway constitutes one of the main corridors to the Core 
Area of White Plains, and is a key link to the rest of the region 
through its intersection with Interstate 287 and connection via 
Cemetery Road to the Bronx River Parkway.  North Broadway’s 
wide right-of-way, deep building setbacks, historic features, and 
extensive landscaping make it one of the most attractive entryways 
into the City.  While the maintenance of residential character 
should be paramount in planning for the surrounding Church Street, 
Eastview and North End neighborhoods, addressing issues related 
to institutional uses and upgrading open space linkages along North 
Broadway are also important aspects of an overall strategy for this 
corridor. 

 
c. 1997 Analysis 
 
North Broadway contains a range of housing types and land uses.  Pertinent attributes and weaknesses of 
its varied sub-components as presented in the 1997 Plan are repeated below: 
 
1) 1997 Historic Buildings and Sites - North Broadway has been an important roadway since before 

the Revolutionary War, and it has a number of historically significant sites and buildings, with some 
listed on the National Register of Historic Places.  A portion of North Broadway functioned as a 
typical town common when White Plains was first founded in the late 17th century, with its wide 
right-of-way containing livestock and providing a focus for the settlement.  The former New York 
State Armory, which is now the location of the Senior Center and subsidized senior housing, is 
located at the former commons (now Tibbits Park), and is the site of the first reading of the 
Declaration of Independence in New York State.  The White Plains Presbyterian Church is another 
early landmark on North Broadway, with the original building dating to 1722.  Across the street on 
the campuses of Pace University and the Good Counsel Academy are Tilford House and Mapleton 
House, two 19th-century buildings which were homes of wealthy merchants.  Mapleton House is 
designated as a historic building on the New York State Register of Historic Places and on the 

National Register of Historic Places. Eight other buildings on these 
campuses have also been designated recently on these Registers of 
Historic Places.  The 26-acre White Plains Rural Cemetery is an 
important historical site which contains the original First Methodist 
Church, now used as an office and caretaker's residence. 
 
 
Several blocks to the west on Park Avenue is the Jacob Purdy House, 
dating to 1721.  This building served as a headquarters for George 
Washington, playing a significant role at two periods during the 
Revolutionary War.  The Purdy House, maintained by the White 

Armory 

Jacob Purdy House 
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Plains Historical Society, is open to the public.  Historical remains on or near North Broadway 
include mortar from earthworks installed by the colonial army and hillside hearths used to bake bread 
for its troops. 

   
2) 1997 Open Space - The campuses of Pace University and the Good Counsel Academy have a 

combined area of 30 acres and serve important open space functions which should be preserved.  
Both are zoned RM-1.5, permitting educational uses in addition to medium density residential uses.  
The temporary use of up to 20 percent of total existing floor space for related but not specifically 
educational uses was recommended by the Economic Development Task Force in the event that 
substantial building space should become vacant or under-utilized.  Possible candidates to re-occupy 
floor space might include "think tanks," research institutes, or a training center.  Such use or 
conversion of existing building space to housing is preferable to permitting residential development at 
the RM-1.5 level, which would consume most of the open space.  Existing limitations of the 
campuses put pressure on surrounding residential neighborhoods, parking and student housing. 

 
The deep building setbacks along North Broadway and low building profiles 
north of Barker Avenue create a gracious boulevard effect.  The prohibition 
of parking in these front yard setbacks ensures that they are maintained as 
open lawns or landscaped areas.  The building setback requirements in the 
Zoning Ordinance are critical to the preservation of the open space quality of 
this corridor. 

 
The former town commons, now Tibbits Park, is an extensively landscaped 
median park with fountains, spectacular trees, a band shell and seating areas.  
It is well-used by residents of the abutting high-rise residential buildings and 
by downtown workers as a place to walk, sit and socialize. 

                         Fountain in Tibbits Park 

 
3) 1997 Neighborhood Commercial Center - A small commercial area south of the North Castle town 

line provides essential local services, including a deli, two banks, gas stations, a stationery store, post 
office, and a restaurant.  In 1981, this area was re-zoned B-2 from a more intensive B-3 designation to 
protect, and be more compatible with, the surrounding residential neighborhood.  The commercial 
district extends past the City line, although there is no sense of continuity in its character as it 
proceeds into North Castle.  The sidewalks between Fisher Lane and Bond Street lack adequate 
landscaping and maintenance.  There is no sidewalk on the south side of Fisher Lane.  The north side 
of this intersection is marked by the blank wall of the post office and unsightly utility poles. Parking 
is another immediate need in this location with little available.  The post office, located on the 
northwest corner of North Broadway and Fisher Lane, generates a high demand for the limited on-
street parking spaces. 

 
4) Housing - Residential uses on North Broadway are high-rise, high density uses along Tibbits Park; 

low-rise, median density uses from Barker Avenue to I-287; and primarily single-family uses north of 
I-287.  The abutting neighborhoods are characterized by a distinct single-family residential character 
within which the conversion of large homes to multifamily residential uses has generated resident 
concerns.  Further to the west, a compact urban setting exists along Ferris Avenue, with mixed use 
apartment buildings and some one- to four-family homes.  Ferris Avenue was one of the earliest areas 
of the City to be settled, and is an area with a distinctive late 1800's character; many buildings along 
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Ferris Avenue suffer from a lack of maintenance.  Ferris Avenue is in need of a comprehensive 
approach to property and public infrastructure rehabilitation. 

 
A small multifamily zone at Holland Avenue contains two potential development sites, including a 
half-acre vacant parcel on the southwestern corner of North Broadway.  Existing RM-1 zoning on this 
flat and cleared site would permit approximately 20 units.  An assemblage of several lots on the 
southeast corner at Holland Avenue is also zoned RM-1.  It has several old growth trees, small homes 
and significant natural features.  Being within a short walking distance of the Metro-North Railroad 
station and located directly across from an existing apartment building, it has potential marketability 
for multifamily development.  However, the density permitted by RM-1 zoning is not appropriate to 
the character of these sites or the surrounding area. 

 
5) Traffic  - North Broadway supports six lanes of traffic.  Much of this traffic consists of commercial 

vehicles accessing the regional highway system via I-287 or the Bronx River Parkway via Cemetery 
Road.  The interstate passes below North Broadway, with traffic entering and exiting at Exit #6, south 
of Orchard Street.  Access to the Central Westchester Parkway several blocks to the east provides a 
relief route for some North Broadway traffic.  Through traffic in residential areas is a major concern 
of residents in surrounding neighborhoods, in particular through traffic using Church Street or Ferris 
Avenue to access the Core Area.  A case in point is Cemetery Road.  Because it runs one-way 
westbound, trucks and commercial traffic servicing the light industrial portion of Ferris Avenue drive 
through the Church Street community to access I-287, commuters use Ferris Avenue to reach Core 
Area offices, and long-distance buses use this street as a cut-through to the bus station.  The Grant 
Avenue Bridge served as a link with neighborhoods east of I-287 until its closure in 1994, following 
the explosion of a tractor trailer, which caused major damage.  The reopening of this bridge and 
resulting traffic patterns will affect the North Broadway neighborhood.  The City should work closely 
with the State and the neighborhoods in planning the optimal solution to these problems. There is also 
a need for the City to work with the New York State Thruway Authority to install more extensive 
landscaping along I-287 to replace natural buffers that were destroyed in the 1994 propane gas truck 
explosion. 

 
d. 2006 Comprehensive Plan Update 
 
This Vision Statement remains equally valid in 2006. The strategies related to the North Broadway 
corridor should continue to be maintained to continue to implement this vision.  The zoning changes 
recommended for this corridor in the 1997 Plan were made in September 2001.  
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the North 
Broadway Corridor and address the issues raised in the 1997 analysis. The underlined text addresses the 
issues and recommendations of the 2005/2006 Comprehensive Plan Review. 
 

C Maintain the new zoning which conforms to existing residential densities in the North End and 
Church Street/Park Avenue neighborhoods and the distinct medium density context of the 
abutting North Broadway apartment district, while maintaining a clear line between the two 
densities. (See also the recommendations for Close-In and Outer Area Neighborhoods.) 
(Implemented with 2001 zoning amendments.) 
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C Enforce and maintain one- and two-family zoning districts in the residential neighborhood 
abutting North Broadway, including regulations to prevent illegal multiple family conversions.  
This will reinforce the low density character of the area and ensure an adequate supply of off-
street parking. (See also the recommendations for Close-In Neighborhoods.)  (Implemented with 
2001 zoning amendments.) 

 
• Study and evaluate New York State Department of Transportation and involved federal agencies' 

proposed Interstate 287 improvements to ensure that traffic circulation needs and impacts on local 
roadways are properly addressed in all phases of planning and implementation of these projects. 
(The Departments of Traffic and Public Works are involved in the process of determining the 
proposed modifications to I-287.) 

 
C Develop, with participation of landlords and property owners along Ferris Avenue, a 

neighborhood stabilization strategy to upgrade housing conditions and commercial uses and 
strengthen this traditional mixed-use neighborhood, including: sidewalk repairs; landscaping 
improvements; rehabilitation of deteriorated buildings and facades; and signage with an 
established design theme. (The five-year Neighborhood Strategy Area program for Ferris Avenue 
was approved by the City and the U. S. Department of Housing and Urban Development, and 
completed in 2005.) 

 
C Define and promote a neighborhood mixed use retail/residential district for Ferris Avenue which 

would enhance area cohesiveness and be used as a basis for upgrading conditions of the existing 
retail uses, while not allowing random conversions of ground-floor retail space. (The five-year 
Neighborhood Strategy Area program for Ferris Avenue was approved by the City and the U. S. 
Department of Housing and Urban Development, and completed in 2005.) 

 
C Encourage upgrading of the light industrial zone districts along Ferris Avenue and Haarlem 

Avenue so that they do not negatively impact on the abutting residential areas.  This should 
include strictly enforcing requirements for landscaping and buffer treatments where these uses 
abut residential districts, and ensuring provision of adequate off-street parking and loading for 
these uses. (The five-year Neighborhood Strategy Area program for Ferris Avenue was approved 
by the City and the U.S. Department of Housing and Urban Development, and completed in 
2005.) 

 
C Enhance, but do not expand, the neighborhood shopping area at the northern end of North 

Broadway as a neighborhood focus through the utilization of updated site plan, sign and 
storefront design standards as private property improvements are made. 

 
C Establish signage and lighting design standards and controls which are more appropriate for the 

character of the corridor as it passes through residential neighborhoods.  Business uses directly 
abut low density residential areas, and the signage and lighting should be in keeping with, and not 
negatively impact on, these residential uses. 

 
C Work with Town of North Castle to provide additional parking in this neighborhood business 

area. 
 

C Preserve the role of North Broadway as a linear open space by preserving deep setbacks along 
North Broadway from I-287 to Tibbits Park. (Preserved with 2001 zoning amendments.) 
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C Continue to take steps to lessen the impacts 

of commercial and highway traffic on 
residential areas adjacent to North 
Broadway; implement roadway 
improvements to facilitate bicycle and 
pedestrian safety and provide critical links 
in the citywide linear open space network.  

 
C Emphasize the 18th- and 19th-century 

history of White Plains as a unifying theme 
for the North Broadway corridor by 
improving access to significant sites 
through improved signage to historic sites 
on and near North Broadway, such as 
Washington's Headquarters at the Purdy 
House and the Presbyterian Church 
cemetery, using markers, plaques and 
signage to explain the corridor's role as a 
historic linear open space. 

 
 

 
f. New 2006 Comprehensive Plan Update Strategies 
 
 * Re-zoning the lots on the southeast corner of Holland Avenue and North Broadway to permit 

low-income senior citizen housing (such as 40 Franklin Windsor senior housing) is appropriate 
due to the limited number of cars and traffic generated by such uses.  

 
 *  Responsibility for roadway improvements and maintenance on County roads, including retaining 

walls adjacent to such roadways, should be the responsibility of the entity owning such roadways.  
 
5. NORTH STREET 
 
a. Vision Statement 
 
The Plan envisions North Street as a primarily residential corridor with a largely rural character 
distinguished by a gently winding road course, fieldstone walls, mature indigenous trees, significant 
natural buffering from the Hutchinson River Parkway to Ridgeway, and heavily landscaped, deeply set 
back non-residential uses with preserved natural buffers from Ridgeway to Westchester Avenue.  The 
Plan specifically envisions North Street not being widened from Westchester Avenue south to the City 
line. 
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b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

North Street (NYS Route 127) is a primarily residential and institutional corridor which runs through 
the southeast portion of White Plains.  It provides an alternative entryway into the Core Area from the 
Hutchinson River Parkway and I-287.  In addition, it links the North Street, Havilands Manor and 
Oak Ridge neighborhoods.  While campus office districts located east of North Street serve as major 
employment centers, with the closing of Kraft General Foods the corridor no longer has any campus 
office uses directly on it.  It has a residential and open space character marked by stone walls and 
large public and private open spaces. 

 
c. 1997 Analysis 
 
The analysis of the North Street Corridor presented in the 1997 Plan is repeated below: 
 
1) 1997 Subdivision Developments 
 

The ongoing housing construction along North Street represents a resumption of development activity 
begun in the 1980's.  Although the 1977 Comprehensive Plan recommended that approximately 220 
new housing units be built in this area over 15 years, actual development through 1994 fell far below 
this amount.  However, a number of developments were approved.  Recent construction activity on 
the previously approved developments, Club Pointe and the Greens, and the approval of a subdivision 
development on the southernmost privately-owned large parcel, the Fairways, will exceed this level, 
and additional large sites could potentially be developed.  A 1981 amendment to the White Plains 
Zoning Ordinance established guidelines for clustering housing on large sites in single-family zones 
to promote flexibility in design, open space preservation, and the provision of adequate utilities and 
infrastructure.  Most of the recent housing development in White Plains has occurred pursuant to the 
Conservation Development regulations, which established special setback and other bulk controls, 
and procedures for the public review and approval process.  Of the eight conservation developments 
recently built or approved in White Plains, four, with a total of approximately 270 units, are located 
along the North Street corridor.  While these regulations address open space concerns, the resulting 
developments have had varying degrees of success in maintaining existing natural features.  Because 
of their mandated setback requirements and lack of flexibility, the cluster development regulations 
have not proven satisfactory in addressing site-specific issues, particularly on environmentally 
sensitive sites.  Newly created open spaces have not preserved the diversity of trees and flora which 
previously existed on the sites, and replacement trees are often of inadequate size and caliper and are 
frequently ornamental rather than indigenous species.  The goal of encouraging the production of 
affordable housing for young families by allowing flexible site layouts was not achieved, with large 
units geared toward upper income households predominating.  The 1989 amendments to the White 
Plains Zoning Ordinance established guidelines providing for flexibility in the design of subdivisions 
on environmentally sensitive sites. This has improved the ability of the Planning Board to more 
actively consider the character of the sites in recent applications.  However, overall permitted density 
and other environmental controls need to be examined. 

 
2) 1997 Golf Courses - North Street's three golf courses are key open spaces for the City and contain 

environmentally sensitive areas, including wetlands.  A large area in the eastern-central portion of the 
Ridgeway Country Club comprises wetlands; smaller wetland areas exist on the western edge of the 
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Westchester Hills Golf Club, and along the Mamaroneck River on the southern edge of the 
Maplemoor Golf Course.  Although privately owned, Ridgeway and Westchester Hills are located in 
close proximity to parklands and open space corridors and could have portions included in existing 
and potential citywide open space networks.  The City should continue efforts to preserve the golf 
courses in their current uses. 

 
3) 1997 Traffic - Although it is the least heavily trafficked of the City's major corridors, North Street 

accommodates through traffic accessing the Hutchinson River Parkway, I-287, Bloomingdale Road 
and Mamaroneck Avenue.  High-speed vehicles and a lack of sidewalks at some locations create 
difficult pedestrian conditions, particularly in the southern, downhill stretch of North Street.   
Community facilities also bring a significant amount of pedestrian traffic to North Street, particularly 
near Bryant Avenue between the high school and YWCA. 

 
Other pedestrian-related traffic issues include a lack of bus shelters.  This is particularly evident at 
stops in the northern section where Kraft Foods used to be, and the hospital remains a major 
employment center with workers who depend on public transportation. It is also evident at the High 
School, where many students commute by bus to school and work. 

 
d. 2006 Comprehensive Plan Update 
 
The 1997 Vision Statement remains equally valid in 2006.  The re-zonings along the North Street corridor 
that were recommended in the 1997 Plan have been made. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the North 
Street Corridor and address the issues raised in the 1997 analysis. The underlined text addresses the issues 
and recommendations of the 2005/2006 Comprehensive Plan Review. 
 

C Take measures to preserve the stone walls, mature trees and other natural features along North 
Street, particularly south of Ridgeway. (Note that this recommendation applies to portions of 
several other corridors as well.) (Ongoing.) 

 
C Establish open space corridor setbacks and standards along North Street to protect the existing 

character of the street, including the stone walls and natural vegetation. (Ongoing.) 
 
C Preserve and enhance environmental and open space features on development sites by suitably 

revising existing zoning, subdivision, cluster and environmental regulations (with particular 
attention to building coverage requirements) to reduce permitted density and provide greater 
flexibility in preserving critical environmental and open space features. (Ongoing.) 

 
C Assist the golf courses to remain as open space resources in the City.  Reduce potential residential 

density to that of the Fenway golf course (i.e.  R1-30).  (For further recommendations on the 
Westchester Hills and Ridgeway golf courses, see Major Properties: Golf Courses.) 
(Implemented.) 

 
C Develop open space linkages between public and private open spaces and community facilities 

along the corridor - including the golf courses, New York Hospital and the High School - and 
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develop connecting linkages along Bryant Avenue to the Mamaroneck Avenue corridor. (For 
options on New York Hospital, see Major Properties: New York Hospital.) (Ongoing.) 

 
C Oppose any future widening of North Street from Westchester Avenue south to the City line, if 

ever proposed by the County. 
 
f. New 2006 Comprehensive Plan Update Strategies 
 
 No new strategies proposed. 
 
D(2) 2006 COMPREHENSIVE PLAN UPDATE - NEW CORRIDORS 
 
6.  MAPLE AVENUE BETWEEN BLOOMINGDALE ROAD AND MAMA RONECK AVENUE  
 
a. 2006 Vision Statement 
 
The Plan’s vision for this segment of Maple Avenue is an “edge corridor” clearly separating the 
commercial “Specialty Retail Area” on the north side of Maple Avenue from the residential districts 
to the south of Maple Avenue.  
 
b. 2006 Comprehensive Plan Update 
 
This section of Maple Avenue is the southern boundary of the Core Area. It is important that this “edge” 
road represent the dividing line between commercial and residential development along the northern 
edge of the Carhart neighborhood. 
 
c. 2006 Comprehensive Plan Update Strategies 
 
 * Commercial Development along the north side of Maple Avenue in the B-6, CB-3 and CB-1 

districts should not be permitted to expand to the southern side of this segment of Maple 
Avenue, except where the CB-1 district is already approved along Mamaroneck Avenue as part 
of that corridor.  

 
 * The transitional RM-0.35 and RM-1 residential districts along Maple Avenue should be 

maintained, but should not be expanded into the Carhart neighborhood. Development in these 
transitional districts should be appropriately screened from the lower density one and two family 
Carhart neighborhood. Traffic flow of such developments should be directed back to Maple 
Avenue to the maximum extent feasible.  
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7. WESTCHESTER AVENUE FROM I-287 TO ARMORY PLACE/SOUT H BROADWAY  
 
a. 2006 Vision Statement 
 
The Plan’s vision for this segment of Westchester Avenue is a medium density commercial corridor 
that clearly separates the commercial “Specialty Retail Area” on the south side of Westchester Avenue 
from the intermediate business district to the north of Westchester Avenue.  
 
b. 2006 Comprehensive Plan Update 
 
The recommendations of the 1997 Plan, with respect to the northern frontage along Westchester Avenue, 
were set forth in the discussion of Eastview School and Vicinity, which is covered as a Major Property in 
the 1997 Plan. Most of the recommendations with respect to this area have been addressed, including the 
“unified redevelopment of the northern Westchester Avenue frontage with new commercial uses, 
particularly including a supermarket.” As envisioned in the 1997 Plan, this redevelopment did include 
the former City-owned property at 111 S. Kensico. A portion of the Westchester Avenue frontage, from 
the access road to the supermarket to Franklin Avenue, remains, and should remain, zoned for 
intermediate commercial development. 
 
c. 2006 Comprehensive Plan Update Strategies 
 
 * The zoning along the northerly side of Westchester Avenue from the supermarket access road to 

Armory Place should remain B-3 Intermediate Business district. Any development in this area 
must be carefully assessed to ensure that traffic and parking impacts will not negatively impact 
residential uses in the RM-0.35 residential district along Franklin Avenue. 

 
F. NEIGHBORHOODS 
 
a. Vision Statement 
 
White Plains is a city of neighborhoods where residents interact and build a sense of community, 
families and individuals of all ages recreate and enjoy their leisure time, and natural beauty coexists 
with the built environment. Although traditional comprehensive plans contain a separate housing 
component, housing in White Plains cannot be analyzed or understood outside of the context of the 
neighborhoods within which it exists. This Plan reflects a vision for the City's neighborhoods based 
on preserving the scale and character of these diverse residential areas. Although each neighborhood 
is unique, the need to maintain a high-quality of residential life at the neighborhood level is the 
common thread that binds all of the City’s neighborhoods. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

Residential neighborhoods exist in the downtown Core Area as well as in the Close-In and Outer 
Areas of the City.  In the Core Area, more housing development would reinforce the sense of 
community and support the revitalization of the Mamaroneck Avenue Central Business District.  
Given the limited supply of available land, new residential development in the Close-In 
neighborhoods will be mostly through in-fill development, conversions or redevelopment.  With 
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some larger vacant tracts available, the Outer Area neighborhoods will be able to support additional 
single-family detached and cluster developments at reduced densities.  
 
Possible residential development on major properties, including New York Hospital, the golf courses 
and the nursery properties along Mamaroneck Avenue, is discussed on a site-by-site basis in separate 
sections and within the context of the following geographic areas of the City. 

 
1. CORE AREA NEIGHBORHOODS  
 
a. Vision Statement 
 
The vision of the Core Area as a residential community mirrors the vision of the Core Area as the 
economic, social and cultural hub of the City.  The Plan envisions a diversity of residential types and 
areas in the Core Area ranging from medium to high density, with homes for a range of household 
types and income groups.  The Plan also envisions support retail and service uses both within mixed 
use, residential/retail buildings, and within convenient walking distance of other residential uses.  
Complementing these residential support uses would be a range of retail, restaurant, entertainment, 
cultural and other leisure time uses which are compatible with the residential uses and easily 
accessible via pleasant, well-designed and well-lit Core Area streets and sidewalks.  
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

The Core Area of White Plains contains a significant supply of multifamily housing, including 
condominiums, cooperatives and rental apartments.  The largest concentrations are located at 
Winbrook, in the Urban Renewal Area, and at the edges of the Core Area - along North Broadway, 
Lake Street, Main Street, Barker Avenue and Lexington Avenue. 

 
c. 1997 Analysis 
 
The analysis of Core Area housing from the 1997 Plan is repeated below: 
 

1) Housing 
 
Most of the Core Area housing that has been constructed from 1977 to 1997 is located in close 
proximity to the TransCenter.  This includes The Seasons, a high-rise condominium, and the high-
rise Plaza 25 rental development that is part of the Financial Center.  New high-rise development has 
also been constructed to the east of the TransCenter – Westage I and II. Although these 
developments represent several hundred units, very few support retail or service businesses have 
developed nearby.  Governmentally-assisted housing in the Core Area of White Plains includes the 
Winbrook public housing complex, the Station Plaza senior citizen development on Lexington 
Avenue, and the Armory Plaza senior citizen development on South Broadway at Mitchell Place.  
Most of the older medium density residential buildings to the west of the Armory along Mitchell 
Place have received rehabilitation assistance through the City’s Community Development program.  
The Coachman Hotel, a housing facility for the homeless that is owned by Westchester County, is 
also located near the Core Area on the Post Road corridor. 
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Of the 3,083 apartment units within and immediately adjacent to 
the Core Area, only Winbrook, the Coachman, and the Mitchell 
Place apartments are occupied by families with large numbers of 
school-age children.  The balance of the units primarily attracts 
young professionals, seniors, small families and individuals.  The 
community facilities that serve the family-oriented housing 
include a tot lot on Mitchell Place, the playground facilities at the 
Slater Center, Strateman Park at Winbrook, Kittrell Park on 
Fisher Avenue and the recently constructed play area at the 
Coachman. Other community facilities in and near the Core 
Area, such as the Library, Senior Center, Main/Mamaroneck 
Plaza and Tibbits Park, serve nearby residents as well as broader 
citywide needs.  In addition, many of the condominiums, 
cooperatives and senior housing developments have on-site 
health and fitness amenities. 

 
2) Neighborhoods 
 
Currently, only the Winbrook community, the Hillside condominiums, and the residential buildings 
along Mitchell Place function as neighborhoods.  The high-rise residential buildings in and adjacent 
to the Urban Renewal Area do not relate to one another or to the limited surrounding retail and 
service uses.  The Hillside condominiums, although in the Urban Renewal Area, relate more directly 
to the abutting low density Church Park neighborhood. 

 
In order to create a greater sense of community among residents of the Core Area and generate the 
retail and service uses to support these residents, a critical mass of residential units, and more 
cultural, entertainment, and leisure-oriented uses, are needed in this urban setting. 

 
d. 2006 Comprehensive Plan Update  
 
1) Downtown Housing 
 
A mixture of housing in different price ranges is needed for a vital downtown that is attractive to both 
businesses and residents.  At the time when the 1997 Comprehensive Plan was written, 82% of 
downtown rental units were “below market rate” housing.  The ownership housing was primarily 
cooperative and condominium units converted from rental housing.  The lack of disposable income 
among most downtown residents resulted in the presence of dollar stores and vacant storefronts because 
the downtown population could not support the businesses.   
 
The recent approval and development of market rate and luxury housing is balancing the mix of units to 
approximately 50% below market rate housing, and 50% market rate and luxury housing.  While the 
optimum balance of downtown housing types is unclear, it is clear that creating a balance is very 
important.   One benefit of increasing the amount of market rate downtown housing is an increase in the 
population with discretionary income, which will help existing businesses and attract more boutiques 
and specialty retail shops, a stated priority of many who have spoken on issues of downtown 
revitalization. 
 

Kittrell Park 
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2) Affordable Housing 
 
To the public, the term “affordable” has different meanings, depending on income; its use causes 
confusion and some resentment.  It is clear, however, that the need for affordable housing, in all of its 
definitions, is outpacing the production of such housing.  Housing for very low income families is not 
being built because there is no financial benefit for private developers.  Currently, sufficient subsidies 
from the Federal and State governments are not on the horizon. 
 
Affordable housing, as used in this report, includes housing for the following income groups. The 
incomes are defined in terms of a specific percentage of median family income, as shown in the income 
by family size table below. 
 
 Median Income    persons with incomes from 81 to 100% of median income 
 Moderate Income   persons with incomes from 61 to 80% of median income 
 Low Income    persons with incomes from 51 to 60% of median income 
 Very Low Income   persons with incomes from 31 to 50% of median income 
 Extremely Low Income  persons with incomes at or below 30% of median income 
 
Persons with incomes at or below 50% of median income are eligible for the Section 8 Rental Assistance 
Program. 

 
For its Affordable Rental and Affordable Ownership Programs, the City uses the following maximum 
income levels and definitions for 2006. The actual incomes are adjusted annually by the U. S. 
Department of Housing and Urban Development. 
 

 Income Group  Family Size 

 1 2 3 4 5 

Median Income 
(100% of median income) 

65,400 75,060 84,100 93,400 100,900 

Moderate Income 
(80% of median income) 

52,300 59,800 67,200 74,700 80,700 

Low Income 
(60% of median income) 

39,240 45,036 50,460 56,040 60,540 

Very Low Income 
(50% of median income 

32,700 37,530 42,050 46,700 50,450 

Extremely Low Income 
(< 30% of median income) 

19,620 22,518 25,230 28,020 30,276 

(Published on the HUD 2006 web site effective for the AHOP May 1, 2006.) 
 
Affordable Housing in White Plains 2006 
 
The following is a summary of “affordable housing” types in the City and the number of units in each 
category. This data is updated annually by the Department of Planning and included in the City’s Annual 
CDBG Grantee Performance Report. 
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According to the final 2000 Census data, White Plains had a 2000 population of 53,077.  It had 21,576 
housing units, with occupancy of 20,921 units (655 vacant units). The City’s housing units at that time 
were composed of 9,993 occupied rental units and 10,928 occupied ownership units. City data 
demonstrates that as of August 2005, approximately 60% of the City’s rental housing stock is subsidized, 
regulated or assisted to achieve affordability. Since the 2000 Census, approximately 1,350 new rental 
units have been added to the 2000 Census inventory. The City’s total rental housing is therefore 
approximately 11,292 units. The composition of the City’s rental housing stock as of August 2005 is: 
 
 Type of Housing          Units*           Households** 
A. Public Housing Units           712     712  
B. Other Subsidized Housing Units (elderly)      557     557  
C. Other Subsidized Housing Units (non-elderly)     300     308   
D. Subsidized Rent Regulated (ETPA-SCRIE)( elderly)         55       55  
E. Subsidized Housing Units  
 (mentally/emotionally disabled)           105     133   
F. Rent Regulated Housing (ETPA) (no subsidy)   3,362   3,362  
G. Rent Regulated Housing (ERCL)        900      900  
H. Section 8 Rental Units (White Plains and West. Co.)      308      308 
I. Permanent Housing for formerly homeless        11       11 
J. Rooming Units for low income singles       440     440 
K. New Affordable Rental Units under lease        46       46 
L. New Affordable Rental Units available           8         8 
Total subsidized, assisted or rent regulated  
    units/households       6,804   6,840 

 
* Does not include affordable units approved, under construction or in approval process. 
** “Households” includes both families and individuals occupying a unit as a single housekeeping unit. 
 
Total Assisted/Regulated Rental Units  August 2005     6,804  
Total Unregulated Market Rate Rentals  August 2005     4,488 
Total Rental Units       August 2005   11,292 
Percent Assisted/Regulated Rental Units  August 2005    60.3% 
Percent Unregulated       August 2005    38.7% 
 
The 6,840 units represent 60.3% of the City’s rental housing stock.  In addition, the following housing 
facilities serve primarily extremely low and very low income households: 
 
Housing for the Homeless 
 
The City of White Plains has 69 Emergency Housing beds at 4 shelters. The City also has Transitional 
Housing for 100 households currently occupied by approximately 311 persons (including children), and 
a transitional facility for men of 11 beds. There are also 11 permanent housing units for formerly 
homeless families. The total number of homeless persons housed in temporary or transitional housing in 
the City, including families and individuals, was approximately 361 persons in 2004-05, with 43 “street 
homeless” persons added at 85 Court Street in January 2006. The facilities in White Plains include: 
 
Samaritan House    Emergency Shelter  19 beds 
33 Church Street    Emergency Shelter  19 beds 
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86 East Post Road    Emergency Shelter  19 beds 
69 N. Broadway    Emergency Shelter  12 beds 
West. CO. DSS (Court St.)  Emergency Shelter  43 beds 
          Total        112 beds 
 
13 Longview    Transitional Housing  11 beds 
123 East Post Road  Coachman Family Center     400 beds 
           Total     411 beds 
 
          Units    Households    Persons 
Permanent Units for formerly homeless    11      11    34 
 
Special Needs Housing 
 
As of December 2005, there were the following apartments and facilities housing special needs 
populations: 
 
 Type of Unit/Facility   Units/Facilities           Persons Served 
a. Supportive Apartments   139 Units      195   
b. Community Residences: 
 Developmentally Disabled     16 Residences     154 
c. Group Home for Youth      4 Residences       25 
d. Community Residences:  
     Mentally Ill      9 Residences         26   
e. Alcohol Rehab. Residences       2 Residences         29 
f. Homes for Dependent Adults    2 Residences          38 
  Total              172 Units/Facilities    467 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Core Area 
Neighborhoods and address the issues raised in the 1997 analysis. The underlined text addresses the 
issues and recommendations of the 2005/2006 Comprehensive Plan Review. 
 

C Provide necessary financial incentives, zoning and regulatory changes, as may be appropriate, to 
encourage the construction of additional multifamily housing in downtown White Plains serving 
a variety of income groups for both rental and ownership, and focusing on the needs of young 
professionals, seniors, and others who would benefit from proximity to restaurants, shops, 
employment opportunities, cultural facilities and transportation. (Implemented with 2001 zoning 
amendments.) 

 
C Provide necessary financial incentives, zoning and regulatory changes, as may be appropriate, to 

achieve reuse or redevelopment of existing buildings (such as second-story space above 
commercial establishments and vacant office buildings) for multifamily housing while 
maintaining ground-floor retail uses. (Implemented with 2001 zoning amendments.) 
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C Continue to upgrade existing multifamily housing through rehabilitation, code enforcement, and 
area improvements, particularly for housing designed for family living.  An example is the 
apartments located along Mitchell Place. (Implemented through CDBG Program.) 

 
C Use available resources to preserve the affordability of existing Core Area housing which 

currently serves low and moderate income households. (Implemented through CDBG Program.) 
  

C Maintain the Winbrook housing complex as a public housing development for 450 families. The 
City is committed to preserving Winbrook as public housing.  No displacement shall take 
place through development. 

 
C Maintain and enhance the community facilities and services, including the Slater Center and the 

reconstructed Strateman Park, which serve the Winbrook community.  Winbrook functions as a 
residential neighborhood, and needs the support services and facilities of a neighborhood. 
(Ongoing.) 

 
C Strictly control Core Area uses that would detract from the residential quality of the Core Area. 

(Ongoing.) 
 

C Encourage retail, service, commercial, entertainment and leisure time uses in the Core Area that 
would reinforce the residential quality of the City's Core Area. (Implemented with 2001 zoning 
amendments and approval of City Center project.)  

 
f. New 2006 Comprehensive Plan Update Strategies 
 
 * Encourage additional residential housing 

development in the Core Area, but assess the 
development “build out” for the Core Area to 
ensure that new residential development can be 
accommodated within the infrastructure and 
service capacity of the downtown. 

 
 * Examine the benefits of developing sites 

designated for office use in the 1997 Plan, such 
as Gateway II, with residential or mixed use 
development instead. 

 
 * Develop low- to mid-rise transitional housing along the west side of South Lexington Avenue 

and along Post Road between Martin Luther King, Jr. Boulevard and Rathbun Avenue. 
 
 * New development should avoid permanent displacement of existing residents. 
 
 * Affordable housing should be developed for a broader range of incomes, and the term 

“affordable” should be replaced with the same terms used by the City for income groups shown 
above.  These income groups are defined by percentages of median income, median income 
being a known number.  These incomes should be adjusted annually according to U.S. 
Department of Housing and Urban Development issued incomes. 

 

City Center 
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 * The goal is to provide housing that is affordable to families at median income and below, with a 
diversity of income groups represented.  The City should make every effort to maximize the 
number of units to help the greatest number of families, and, to the maximum extent practicable, 
construct affordable housing in, or in proximity to, the buildings generating the requirement for 
the affordable units.   

 
 * New affordable housing should be emphasized in, but not limited to, the Core Area and the high 

density areas and corridors adjacent to the Core Area, where allowable density permits a greater 
number of units to be developed. Affordable housing should be located throughout the City.  
However, affordable housing density bonuses should not be used along corridors where such 
bonuses would create housing that is not consistent with the character of the existing corridor 
neighborhoods, or where such additional density would create negative traffic impacts. 

 
 * City regulations should support affordable housing in one- and two-family residential districts 

where such housing is at a density consistent with the permitted zoning density. The one- and 
two-family districts should not be more intensely developed by decreasing lot size to create 
incentives for affordable housing. 

 
 * Housing for low or moderate income households should not be concentrated in any one area.  

Such housing should be provided throughout the City, so long as densities are compatible with 
permitted zoning densities. 

 
 * The required percentage of affordable units in new multifamily projects is not identified by this 

Plan, because market forces may change the acceptable number in the future.  However, under 
current market conditions in the Core Area, the City should seek to increase that percentage, as 
supported by market conditions. 

 
 * The City should take a two-pronged approach to affordable housing.  Affordable housing efforts 

should include both supporting and promoting the development of new housing, as well as 
preserving the existing affordable housing stock and creating opportunities of affordability 
within existing housing. Affordable housing does not necessarily have to be new housing.  In 
addition to encouraging new housing development, developing ownership options for low and 
moderate income families for existing housing and rehabilitation of existing housing should be 
supported and encouraged. 

 
 * The preservation and maintenance of existing affordable housing stock is critical in the face of 

changing programs and regulations which put existing affordable housing, such as senior 
housing projects and community development funded projects, at risk, due to the withdrawal of 
federal government support for low and moderate income housing. 

 
 * The City’s Affordable Housing Assistance Program should promote development of new 

affordable housing first, but should also consider other options that may be necessary to preserve 
existing affordable housing or maximize the development of new affordable housing. 

 
 * In determining whether to require the construction of new affordable housing as part of a market 

rate development subject to the requirements for affordable units, the approving agency should 
balance the ability to create more affordable housing units at another location through the 
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payment of the fee in lieu option with the intent to provide affordable units on the new project 
site. 

 
 *  The Common Council should annually re-evaluate the amount of the fee in lieu option for each 

unit size. In reviewing the amount of the fee in lieu option for each unit size, the Common 
Council should examine the relationship between the cost of providing a unit in the proposed 
development to the cost and number of units that could be created with the payment of fee in 
lieu funds into the Affordable Housing Assistance Fund. There should be a nexus between the 
amount of the fee in lieu for each unit size and the ability to produce affordable housing units. 

 
2. CLOSE-IN NEIGHBORHOODS  
 
a. Vision Statement 
 
The Plan envisions the Close-In Area as diverse, interconnected neighborhoods where residents share 
a strong sense of place and where children play and families share leisure time at home, in their 
yards, and at a variety of indoor and outdoor neighborhood and community facilities, including 
community rooms, schools, and houses of worship.  Each Close-In neighborhood is unique in its 
character, density, type of housing, amount of open space and recreational resources.  For these 
neighborhoods, the Plan envisions the preservation of existing well-designed, high-quality homes of 
diverse sizes and architectural styles on tree-lined, quiet residential streets, and carefully controlled 
development of new high-quality housing on in-fill lots of complementary design and densities.  This 
vision differs from that of the 1977 Comprehensive Plan as applied through the 1981 Zoning 
Ordinance, which recommended higher densities in many areas of the Close-In neighborhoods.  The 
Plan further envisions protection of the residential integrity of these neighborhoods through 
continued prohibition of the expansion of the adjacent retail, commercial, and institutional uses from 
the abutting major corridors into these residential areas through the prevention of spillover 
commercial impacts, such as corridor-generated parking and traffic, and through the protection of 
quality housing occupied in strict compliance with the City's zoning, building, and fire prevention 
codes.   
 
b. 1997 Overview 
  
The following overview was presented in the 1997 Plan: 
 

The Close-In neighborhoods (which include Battle Hill, Fisher Hill, Upper Highlands, North 
Broadway, Carhart, Ferris Avenue, Eastview, Church Street and others) surround the Core Area.  
With the exception of the New York Hospital site and some relatively small vacant parcels along the 
commercial corridors, little land is available for development in the Close-In neighborhoods.  
 
In 1977, the planning objectives for the Close-In Area neighborhoods were preservation, 
maintenance and enhancement of their residential role.  To implement this objective, the City 
undertook housing rehabilitation and public improvements through the federally funded Community 
Development Program.  The 1981 Zoning Ordinance established zoning regulations to prevent 
established commercial sections on the fringes of the neighborhoods or along bordering corridor 
streets from spreading into the interiors of the neighborhoods.  New housing was permitted at higher 
densities in selected locations in the neighborhoods to provide a "relief valve" for housing market 
pressures which grew with the commercial redevelopment in the Core Area. 
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c. 1997 Analysis 
 
1) 1997 Protecting Existing Housing Stock 
 

Recurrent themes in the Close-In neighborhoods in the 1990's were preservation, rehabilitation, and 
protection from illegal residential occupancies and conversions and commercial intrusion.  
Continued targeted and aggressive housing code enforcement, promotion of residential property 
rehabilitation efforts, including rehabilitation of small multifamily properties, and strict application 
of City development regulations and development of design standards for new in-fill development 
are critical to neighborhood conservation in the Close-In neighborhoods. 

 
2) 1997 Zoning 
 

The existing permitted zoning in several Close-In neighborhoods would allow redevelopment at 
higher densities than currently exist.  This includes sections of Carhart, Upper Highlands and 
portions of Battle Hill and Eastview, where development is permitted at densities as high as 30 to 40 
dwelling units per acre.  Zoning in these areas was originally designed to encourage redevelopment 
of existing housing as multifamily conversions or in-fill apartment developments.  The recently 
adopted RM-1.5T townhouse zone, which has been applied to a portion of West Post Road, and the 
rezoning to RM-1.5 of much of the Highlands, reduced permitted densities, and established site 
design standards for new development within the RM-1.5T district.  The townhouse building design 
encouraged by this zone should be considered for specific areas where deemed appropriate.  Any 
such housing should be designed so as to ensure compatibility with existing residential development 
patterns.  Existing zoning densities should be reviewed and reduced where necessary to bring 
permitted densities into closer alignment with existing densities. 
 
At the eastern edge of the Highlands, a vacant 4.5-acre site that is split between two different zoning 
districts extends between Mamaroneck Avenue and Greenridge Avenue.  Properly designed mixed 
use development, with residential development consistent with the reduced RM-1.5 zoning on the 
Greenridge Avenue side, is appropriate for this site, and would enhance both the commercial and 
residential areas that it abuts. 

 
d. 2006 Comprehensive Plan Update 
 
The Vision Statement remains equally valid in 2006.  The City should continue to implement the 
strategies developed for the Close-In neighborhoods, with certain minor modifications. 
 
First, the strategies related to revising zoning densities in portions of Close-In neighborhoods to more 
closely align with existing densities were implemented in September 2001, with substantial amendments 
to the Zoning Ordinance.  The strategies related to changes in zoning densities should be modified to 
reflect that these changes have been made.  With respect to new in-fill housing development guidelines, 
these should continue to be implemented, as should strict code enforcement with respect to both building 
and fire prevention codes as well as occupancy regulations.   
 
There has been considerable discussion in the City with regard to creating more housing affordable to 
families earning median income or less.  Although suggestions have been made that increased density be 
permitted to encourage the development of affordable housing, the Close-In neighborhoods already 
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include a substantial percentage of the City’s housing stock serving low and moderate income 
households.  As of the 2000 Census, the following neighborhoods have a higher percentage of low and 
moderate income housing that the citywide percentage of 38.1% (which is up from 27.8% in 1990): 
Eastview, Carhart, Fisher Hill, Battle Hill, Upper Highlands, Church Park and the Lake Street portion of 
Woodcrest Heights.  The percentage of low and moderate income households in the Census Tract Block 
Groups in these neighborhoods ranges from a low of 40.1% to a high of 70.2%.   
 
A principal objective of all of the City’s Comprehensive Plans since the 1960's has been the preservation 
of the quality housing stock in the City’s Close-In neighborhoods.  Homes in these neighborhoods are of 
diverse styles, many having a character which reflects a particular period of the City’s history.  The 
strategy of continuing to implement and expand the City’s coordinated housing rehabilitation program 
through the Community Development Program remains crucial.  However, the declining level of funding 
for the Community Development Program requires that the City continue to develop additional 
resources, as was done with the obtaining of a $1 million letter of credit from Fannie Mae. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Close-In 
Neighborhoods and address the issues raised in the 1997 analysis. The underlined text addresses the 
issues and recommendations of the 2005/2006 Comprehensive Plan Review. 

 
C Establish new in-fill housing development guidelines to ensure high-quality design and 

encourage compatibility of proposed development with the character of surrounding housing, 
including building design, adequacy of parking and site access, and landscaping to protect 
abutting properties. 

 
C Revise zoning densities in portions of certain neighborhoods (for example: Carhart, Upper 

Highlands, Battle Hill and Eastview) to more closely align zoning densities with existing 
densities.  Zoning for medium density housing should be maintained in areas that provide a step-
down transition between low density residential areas and either non-residentially zoned land or 
downtown uses.  Examples include the northern portion of Carhart and the eastern portion of 
Eastview.  (Implemented with 2001 zoning amendments.) 

 
C Maintain an aggressive building and zoning code enforcement program to improve the condition 

of the existing housing stock and to eliminate over occupancies in all the Close-In 
neighborhoods. (Being implemented through Safe Housing Task Force.) 

 
C Prohibit conversion of existing housing to higher densities except where such conversion fully 

complies with all applicable building and zoning codes and provides adequate off-street parking, 
located and landscaped so as not to have a negative impact on adjacent properties or the 
neighborhood. (Ongoing.) 

 
C Continue to expand, when possible, the City's coordinated housing rehabilitation, code 

enforcement, and neighborhood improvement programs, using Community Development funds, 
leveraged private funds and local tax dollars. (Community Development Funds have been 
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declining significantly over the past five years, and it is anticipated that this funding will 
continue to decline.) 

 
C Continue to upgrade existing neighborhood recreational facilities and develop a neighborhood 

playground in the Carhart neighborhood. (See Recreation and Parks Section.) 
 

C Protect Close-In neighborhoods from intrusions of non-residential commercial, industrial or 
institutional uses, related accessory uses, and their impacts. (Ongoing.) 

 
C Protect the Highlands residential neighborhood that is adjacent to Maple Avenue from expansion 

by hospital and medically-related uses, accessory uses and impacts, including parking and 
conversion of residential uses to medical office uses. (Ongoing.) 

 
C Protect the residential neighborhoods of Eastview and Carhart, which abut the Core Area's 

Specialty Retail Area and Westchester Avenue, from intrusion of commercial uses, accessory 
uses and their impacts, including parking, traffic and conversion of residential uses to non-
residential uses. (Ongoing.) 

 
C Prohibit the expansion of existing, or the addition of new, parking lots accessory to the 

Mamaroneck Avenue corridor business uses in the Carhart neighborhood, and require 
landscaping and upgrading of existing lots. (Implemented with 2001 zoning amendments; 
ongoing.) 

 
C Encourage suitable neighborhood retail uses on Ferris Avenue south of Richards Street by 

creating a zoning district with ground-floor neighborhood retail uses and residential uses with 
the appropriate standards. (Implemented through Ferris Avenue Neighborhood Strategy Area 
Program.) 

 
C Develop, with participation of landlords and property owners along Ferris Avenue, a 

neighborhood stabilization strategy to upgrade housing conditions and strengthen this traditional 
mixed-use neighborhood, including sidewalk, lighting and landscaping improvements and 
rehabilitation of deteriorated buildings, facades and signage. (Neighborhood Strategy Area 
Program established in 1997; ongoing.) 

 
C Encourage upgrading and modernizing of the light industrial zone districts along Westmoreland, 

Ferris, South Kensico, and Haarlem Avenues, and ensure that they properly coexist with the 
abutting residential areas. (Ongoing as part of site plan review process for new projects.) 

 
C Re-zone light industrial area on Lake Street to an intermediate business district. (Implemented 

with 2001 zoning amendments.) 
 

C Ensure that all changes to, and redevelopment of, existing commercial uses along major 
corridors include adequate off-street customer and employee parking to prevent spillover of 
commercial parking into the abutting residential neighborhoods. (Ongoing.) 

 
C Improve the neighborhood business area at the intersection of Central Avenue, Chatterton 

Avenue and Primrose Street, including the adjacent area. 
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C Study and evaluate the proposed Westchester County improvements to the Bronx River 

Parkway, and the New York State Department of Transportation and involved federal agencies' 
improvements to Interstate 287, to ensure that traffic circulation needs and impacts on local 
roadways are properly addressed in all phases of planning and implementation of these projects, 
and to ensure that any reconstruction minimizes negative impacts on abutting residential areas.  
At this time, the City is not endorsing any proposal before it regarding Interstate 287 
improvements. (Department of Traffic working with County and State Agencies.) 

 
C Expand and enhance the important neighborhood and community resource roles of the Post 

Road, Church Street, and the Eastview Schools. (See Recreation and Parks Section.) 
 

C Enhance neighborhood business areas such as Ferris Avenue, Lake Street, upper Mamaroneck 
Avenue (between Bloomingdale Road and Maple Avenue) and Post Road (near Maple Avenue) 
which require concentrated improvement programs to upgrade facilities, signs, sidewalks, 
parking lots and open space areas. (Implemented for Ferris Avenue with Neighborhood Strategy 
Area Program; Post Road is part of proposed Post Road/S. Lexington Strategy Area.) 

 
f. 2006 Comprehensive Plan Update Strategies  
 
 * Density bonuses should not be provided in the low and medium density areas of the Close-In 

neighborhoods to generate a percentage of affordable housing in otherwise market rate projects, 
as the additional density and associated impacts, such as traffic, could negatively impact the 
character of these areas.   

 
 * Providing affordable housing on a carefully selected site basis should be the focus of providing 

additional affordable housing in the Close-In neighborhoods, not an across the board policy of 
permitting density bonuses for such housing.   

 
 * Any conversions to higher densities should continue to meet all applicable building and zoning 

codes, especially with regard to providing adequate off-street parking located and landscaped so 
as not to have a negative impact on adjacent properties or the neighborhood. 

 
 * Preservation of the quality and integrity of the homes in the Close-In neighborhoods is critical to 

protecting the character of these neighborhoods.  The City should continue its efforts to maintain 
funding for the crucially important Community Development Neighborhood Rehabilitation 
Program, particularly in the face of potential cuts by the federal government. 

 
 * Code enforcement should be aggressively maintained to preserve the physical housing stock and 

prevent illegal conversions and occupancies. 
 
 *  Office and light industrial uses outside the Core Area should be strictly limited to existing 

zoning densities and uses.  Retail uses outside the Core Area should service corridor and 
neighborhood demand.  Housing outside the Core Area should be limited to existing densities. 

 
(See also the Corridor recommendations for upper Mamaroneck Avenue, North Broadway, Post Road, 
and Tarrytown Road/Central Avenue.) 
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3. OUTER AREA NEIGHBORHOODS  
 
a. Vision Statement 
 
Like the vision for the Close-In neighborhoods, the vision for  the Outer Area neighborhoods focuses 
on preservation - preservation of neighborhood diversity and sense of community; preservation of the 
high-quality homes on spacious lots; and preservation of  tree-lined streets, public open spaces and 
substantial portions of open space on quasi-public and private institutional and commercial 
properties. It also focuses on controlling growth through the reduction in permitted densities on large 
undeveloped and underdeveloped residential parcels and through the strict regulation of development, 
ensuring that new housing is compatible with the character of the surrounding area and is developed 
in a manner sensitive to the open space and environmental features of the individual sites and 
neighborhoods. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

The Outer Area in the northern portion of White Plains includes the North Broadway, North End, 
Woodcrest Heights and Lake Street neighborhoods.  In the southern portion of the City, the Outer 
Area includes the lower Highlands, Soundview, Prospect Park, North Street, Haviland Manor, 
Rosedale, Rocky Dell, Reynal Park, Gedney Circle and Hillair Circle neighborhoods, among others. 
 
In the 1977 Comprehensive Plan, the planning objectives for the Outer Area neighborhoods were 
preservation of the existing housing stock, addition of compatible residential uses, and protection 
and retention of the public and private recreational facilities and open spaces that contribute to the 
overall quality and character of these neighborhoods.  The City undertook to implement these 
objectives by permitting new family-oriented single-family housing on the vacant or underdeveloped 
land in the southern sector of the City.  "Cluster" housing developments, called conservation 
developments, were recommended as one means of providing this housing.  Low-intensity campus-
office development was the primary commercial use permitted in the Outer Area, limited to 
locations along or near the Cross-Westchester Expressway and at the southern end of Mamaroneck 
Avenue. 

 
Detailed information on citywide growth from 1973 to 1991 is included in the Appendix **. 
 
c. 1997 Analysis 
 
The following overview was presented in the 1997 Plan: 
 
1) 1997 Open Space - The future of the large parcels of public and privately-owned land is the prime 

planning concern in the Outer Area neighborhoods.  These properties include the City's watershed, 
undeveloped parks such as Silver Lake Park and Baldwin Farm, undeveloped or underdeveloped 
private properties in the north end of the City and the railroad right-of-way, Gedney DPW facility, 
institutional properties, golf courses, nurseries and significant vacant parcels or large lots in the 
southern section.  The publicly-owned open spaces, such as the County-owned Silver Lake Park and 
the City-owned Baldwin Farm, Peckham Park, West Street and Westwood open spaces, have been 
preserved in their natural states and afford an opportunity for quiet enjoyment of small, natural 
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ecosystems by the community.  Other publicly-owned open space in the Outer Area consists of 
active recreational space at schools and municipal parks and established trailways.  Preservation, 
enhancement and improvement of public access to these resources are important for enabling the 
entire community to benefit from the City- and County-owned properties. 

 
Privately-owned open space consists of a few as yet undeveloped parcels in the R1-12.5 zoning 
districts in the south end; private recreational facilities, such as the golf courses; and large, private 
institutionally-owned properties, such as Burke and St. Agnes Hospital and the Solomon Schechter 
School, which have additional development potential both under their existing special permit uses 
and under their base zoning.  The campus office parks also represent significant open space assets, 
with the former Kraft General Foods site having the greatest impact on abutting residential areas. 

 
2) 1997 Land Use Compatibility - The predominant zoning density in the Outer Area in the northern 

end of the City is for single-family homes on 5,000-square-foot lots (R1-5).  There are few 
remaining undeveloped parcels which could be developed with more than one or two single-family 
homes.  Most of the open space is in public ownership.  The primary planning concern is the 
compatibility of new in-fill housing development with surrounding housing, including styles, access 
points and protection of natural features.  Since most of the easily buildable land was developed 
years ago, the in-fill sites tend to be difficult, with rock outcroppings, steep slopes and small pocket 
upland wetlands.  The challenge for the City is to ensure the compatibility of future development on 
these in-fill sites with the maximum protection of environmental features.   

 
The predominant zoning designation in the southern end of the City is R1-12.5, permitting single-
family homes on 12,500-square-foot lots. Post-1981 residential development in the southern Outer 
Area has been at the R1-5 density at Peppertree and Gedney Commons; at the R1-12.5 density at 
Brookhills, Cobblefield, The Greens and Club Pointe; and at the R1-20 density in Hillair Circle.  
Most of the residential developments approved and constructed or under construction were approved 
as conservation developments.  Although the stated intent of the conservation development 
regulations was to preserve open space and produce more affordable housing for families, the 
regulations have not been entirely successful.  The cost of the housing in the conservation 
developments tends to be at the higher end of the market, and the open space that was required to be 
preserved as mandated buffers was frequently not the most valuable, functional or visually appealing 
open space on the sites.  The adoption of the City's environmentally sensitive sites regulations in 
1989 provided the approving agencies with greater ability to preserve critical open space and 
environmental features, but the density of the base R1-12.5 zone has created an as-of-right density 
that frequently makes it difficult for the approving agency to maximize environmentally sensitive 
design.  The City's zoning, subdivision and environmental protection regulations need to be 
reassessed in light of the limited number of developable sites remaining and the significant impact 
that residential development of these sites could have on the character of the surrounding 
neighborhoods. 

 
The primary planning issue is ensuring that new residential developments are compatible with the 
existing residential character of the immediate neighborhoods, and that significant open spaces, 
wetlands and natural features are protected and preserved to the maximum extent feasible. 

 
Linking the City's many public parks and properties with a walking trail to link the Outer and Close-
In Areas is also a planning theme being expressed.  As a first step, the City recently established the 
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White Plains Greenway, a linear park that provides pedestrian access from Gedney Way to the 
Scarsdale line, following the right-of-way of the former New York, Westchester & Boston Railway. 

 
3) 1997 Traffic - Traffic cutting through residential neighborhoods to reach the Core Area or major 

destinations (such as hospitals, schools and office parks), sometimes traveling at excessive speeds, is 
a major concern in the Outer Area neighborhoods as well as in the Close-In neighborhoods.  
Spillover parking from non-residential uses, such as those in the Rosedale/Mamaroneck Avenue 
neighborhood shopping area or at private schools and houses of worship, is also a significant 
concern in both northern and southern Outer Area neighborhoods. 

 
The major commercial and mixed use corridors entering the Core Area - Mamaroneck Avenue, Post 
Road, North Broadway, Lake Street, and Tarrytown Road/Central Avenue - provide adequate 
capacity for existing Core Area retail and office traffic and adequate capacity for destination 
locations. However, certain neighborhood residential streets are utilized as short cuts, making traffic 
management and enforcement critical to these areas. The community facilities section of the Plan 
recommends continuing, as aggressively as possible considering fiscal constraints, the extension of 
the City's automated traffic control system.  As more intersections on the major corridors further out 
from the Core Area are brought into the traffic control system, management of traffic flow will be 
enhanced and the incentive for a shopper or commuter to seek alternative routes will diminish.  The 
extension of the traffic control system must be combined with the continued enforcement of speed 
limits in residential areas. 

 
d. 2006 Comprehensive Plan Update 
 
The 1997 vision for the Outer Area neighborhoods remains valid in 2006.  The reduction in residential 
density in many areas of the Outer Area neighborhoods, including the reduction in single family density 
from 3.5 units to the acre to 1.5 units to the acre on large parcels, was made in September 2001, to 
implement the 1997 Plan’s objective of bringing permitted zoning density into line with the character of 
the neighborhoods and the protection and preservation of open space.   
 
The trailway system through City open spaces has been improved from Gedney Way to the Scarsdale 
line.  Parking is provided north of Bryant Avenue in the new Shapham Place Parking Garage.  This will 
be expanded to include trailway connections in the newly acquired properties such as the D’Elia and 
Ben-Simon properties.   
 
e. 1997 Strategies Updated to 2006  
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Outer 
Area Neighborhoods and address the issues raised in the 1997 analysis. The underlined text addresses 
the issues and recommendations of the 2005/2006 Comprehensive Plan Review. 

   
C Expand and enhance the important neighborhood and community functions of the George 

Washington, Ridgeway, and Mamaroneck Avenue Schools; the Highlands Middle School; and 
the White Plains High School. (See Recreation and Parks Section.) 

 
C Ensure that any new development, whether a single-family home or a multiple unit development, 

is compatible with the surrounding density and enhances the character of the neighborhood.  
(Ongoing.) 
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C Reduce densities on large undeveloped and underdeveloped properties (with the exception of 

properties abutting the DPW Facility) to ensure that future development is at a lower density and 
is developed in a manner which preserves more of the environmental and open space character 
of the Outer Area. (Implemented with 2001 zoning amendments.) 

 
C Require that vacant nonconforming and institutional properties abutting the Gedney DPW 

facility, if developed or redeveloped, are developed at the existing permitted density (5,000 
s.f./unit) which is appropriate to the development of homes for young families. (Implemented 
with 2001 zoning amendments.) 

 
C Maintain the range of residential development densities that currently exist in the Outer Area 

neighborhoods, while reducing densities in certain sections of the southern outer area, as shown 
on the Proposed Land Use/Adjustments to Residential Densities Map. (Implemented with 2001 
zoning amendments.) 

 
C Maintain an aggressive building and zoning code enforcement program to improve the condition 

of the existing housing stock and to eliminate over occupancies. (Ongoing through Safe Housing 
Task Force.) 

 
C Preserve and enhance environmental and open space features on development sites by suitably 

revising existing zoning, subdivision and environmental regulations. (Implemented with 2001 
zoning amendments.) 

 
C Make open spaces accessible to the public and link them to open space corridors, parks, schools 

and community facilities, wherever possible. (See new strategy below.) 
 

C Ensure that additional open space and recreation opportunities are realized, including strategies 
listed below and in the Community Facilities section. (See Recreation and Parks Section.) 

 
C Provide public access to Silver Lake Park in conjunction with the development of privately-

owned or County-owned property on Lake Street. (Implemented with creation of Liberty Park.) 
 

C Preserve open space on the Baldwin Farm and Peckham Park properties, and provide public 
access. (Plan set out in Recreation and Parks Master Plan.) 

 
C Maintain the large expanse of watershed property that is designed to protect the City reservoirs. 

(Mandated by City.) 
 

C Make trailway improvements to the White Plains Greenway, the linear park recently dedicated 
from a portion of the former right-of-way of The New York, Westchester & Boston Railway 
between Bryant Avenue and the Scarsdale Boundary.  The portion of the right-of-way north of 
Bryant Avenue should be reserved for parking. (See Recreation and Parks Section.) 

 
C Provide opportunities for the expansion of active recreational facilities through possible 

acquisition of additional land, and through the addition of ballfields at the northeast portion of 
the City-owned Gedney DPW facility adjacent to Gillie Field, subject to ensuring adequate 
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space for DPW functions at the Gedney DPW facility. (See also recommendations for Gedney 
DPW Facility and Vicinity. Little League ballfield created; see Recreation and Parks section.) 

 
C Do not expand or increase commercial development potential of existing campus office area 

(Implemented with 2001 zoning amendments.) 
 

C Develop land use regulations to permit adaptive reuse of campus office sites with uses that do 
not compete with Core Area uses and are compatible with surrounding uses. 

 
 * Limit intrusions or expansions by institutional uses other than religious institutions in the Outer 

Area neighborhoods, particularly with reference to traffic and off-site parking impacts.  (New 
language. Ongoing.) 

 
C Improve - but do not expand - existing neighborhood commercial areas along North Broadway, 

Gedney Way, and lower Mamaroneck Avenue at Rosedale Avenue, including facade, signage, 
parking lot and streetscape improvements, while limiting the reuse of existing buildings and any 
expansion of existing uses within these neighborhood business areas to primarily neighborhood-
oriented uses. (Ongoing.) 

 
C Ensure that all changes to, and redevelopment of, existing neighborhood business uses include 

adequate off-street customer and employee parking to prevent spillover of commercial parking 
into the abutting residential areas. (Ongoing.) 

 
C Preserve open space features along Mamaroneck Avenue, North Street, and North Broadway 

through special conservation and open space setbacks and easements as appropriate. (Ongoing.) 
 

C Provide landscaping, street, and sidewalk improvements along Old Mamaroneck Road, Rosedale 
Avenue, Ridgeway and Bryant Avenue to connect major open spaces, recreation facilities, 
community facilities and schools. (Ongoing.) 

 
f. New 2006 Comprehensive Plan Update Strategies 
 
 * As in the Close-In neighborhoods, except in appropriately zoned corridors, zoning to create 

affordable housing should not be implemented through density bonuses in low density 
residential areas where such additional density would negatively impact the character of the 
surrounding neighborhood. 

 
 * As in the Close-In neighborhoods, code enforcement should be aggressively maintained to 

preserve the physical housing stock and prevent illegal conversions and occupancies. 
 
 * The City should continue to implement its strategy of open space acquisition, including 

continuing the acquisition of priority open space properties and the development of trails and 
open space linkages between parks, schools, community facilities, and open space assets. 

 
 * Office and light industrial uses outside the Core Area should be strictly limited to existing 

zoning densities and uses.  Retail uses outside the Core Area should service corridor and 
neighborhood demand.  Housing outside the Core Area should be limited to existing densities. 
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 * The Greenway should be completed to Bryant Avenue at Mamaroneck Avenue.  Parking for the 
Greenway, at the northern end, is now available at the new Shapham Place Municipal Parking 
Garage. 

   
 * The City should continue to work to expand open space and trail linkages to the Greenway from 

surrounding neighborhoods and properties, and work to establish the trailway linkages from 
Liberty Park to the Scarsdale line.  Portions of these linkages will be along corridor streets such 
as Lake Street.  Trailway signage should be developed showing the trail systems and linkages, 
providing directions and information at various points along the trail system. 

   
(For recommendations relating to the Gedney DPW facility and vicinity, the Mamaroneck Avenue 
Nurseries and the Golf Courses, see the Major Properties section below.  See also the North Broadway, 
lower Mamaroneck Avenue, and North Street Corridor recommendations.) 
 
F(1). MAJOR PROPERTIES 
 
a. Vision Statement 
 
Major properties outside of the Core Area - New York Hospital, Eastview School and vicinity, the 
Gedney DPW site, the Mamaroneck Avenue nurseries, the Westchester Hills and Ridgeway and 
Fenway golf courses, Burke Rehabilitation Hospital, and the former St. Agnes Property - have been 
selected for examination as part of the comprehensive planning process because of their long-term 
development potential and the potential for resulting impacts on surrounding properties and 
neighborhoods.  The Comprehensive Plan’s vision for the future use of major properties includes 
preserving open space and environmental features, while restricting future uses to those that are 
compatible with the character and scale of surrounding neighborhoods, ensuring their proper 
development consistent with the quality of life themes expressed in the Comprehensive Plan Vision 
Statements and Mission Statement.  Despite their being privately owned, sites such as the golf course 
properties, the Mamaroneck Avenue nursery properties, and the New York Hospital site provide an 
attractive setting for the corridors and neighborhoods that they abut, as well as for the City as a 
whole.  They represent an important resource for the City, worthy of preservation through regulatory 
actions and the implementation of the Plan's recommendations. 
 
The Plan’s vision for publicly-owned major properties includes optimizing and expanding on their 
public open space and recreation functions while anticipating and, in the case of Eastview School and 
the adjacent publicly owned properties, guiding appropriate development if portions of the sites were 
to be sold for private redevelopment (see Eastview and Vicinity recommendations). 
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b. 1997 Overview 
 
Each major property is discussed separately with vision statements, overviews, analyses and strategies. 
 
1. NEW YORK HOSPITAL  
 
a. Vision Statement 
 
The Plan's vision for the New York Hospital property attempts to address the diverse concerns, 
interests and goals that have been expressed for this unique property by different groups within the 
community.  The first element of the vision is the continued existence of New York Hospital as a 
major institution and employer that contributes to the economic vitality of White Plains, is able to 
operate and provide programs and services that address the changing medical and continuing care 
needs of individuals and families ranging from the young to the elderly, and is able to meet the 
changing demands of medical practice in the United States. The second element of the vision relates 
to that portion of the Hospital property which would not be dedicated to the Hospital's continuing and 
evolving medical mission.  This element envisions portions of the site designed and developed for a 
mixture of passive and active recreational, educational and leisure time activities, including a nature 
area with a small interpretive center, athletic fields for programmed recreation, and open meadows 
for informal community gatherings.  As a third element, the Plan envisions other strictly controlled 
complementary uses, potentially ranging from residential to modest commercial development.  The 
location and extent of each of the three elements expressed in the Plan's vision for the New York 
Hospital property can only be established as part of a detailed master plan for the entire site that 
addresses community and hospital needs, benefits and impacts.   
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

New York Hospital occupies a site of approximately 235 acres within the City of White Plains.  
Most of the hospital’s structures are located in the "70-acre central oval; approximately 135 acres on 
the periphery of the property are vacant or contain low intensity uses, such as a golf course on the 
northern end and community gardens near Bryant Avenue.  Bloomingdale's department store is 
located on an 18-acre parcel on the Bloomingdale Road frontage that was recently purchased from 
the hospital.  (See Existing Land Use Map below.) 
 
Land uses proximate to the hospital site include retail and office buildings along Bloomingdale 
Road, garden apartments and single family homes south of Bryant Avenue, and St. Agnes Hospital 
and Memorial Methodist Church to the east.  Also to the east are the ten State-owned residential 
buildings, each serving approximately ten developmentally disabled individuals, and the Wyndham 
Close attached unit conservation development.  South of Bryant Avenue, there are important 
elements of the City’s open space network, including the Bryant-Mamaroneck Nature Area, the High 
School, the golf courses and the Greenway. 
 
The hospital property is zoned R1-12.5, which permits single-family homes on 12,500-square-foot 
lots; the Bloomingdale’s parcel is zoned B-1*, Restricted Business with special “S” zone containing 
certain restrictions specific to this site.  Adjacent areas contain a range of zoning districts.  These 
include business and multifamily residential to the west, multi- and single-family residential to the 
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south and east, campus office across North Street to the east, and business to the north. (See Existing 
Zoning Map on page II-I-74.) 
 
The central portion of the hospital campus is relatively flat, sloping gently from a high point near 
Bryant Avenue and the Memorial Methodist Church to lower elevations north of the main oval.  
From the oval to the adjacent roadway system - Bloomingdale Road, Westchester Avenue, North 
Street - the land drops off sharply, creating a physical separation between the campus and its 
surroundings (see Topography Map, page II-I-75).  Along the Bloomingdale Road corridor, the 
hospital property contains a stream which widens into a pond north of Bloomingdale's.  Wetlands are 
found adjacent to the stream and pond, and in two other areas between the store and Bryant Avenue.  
The stream passes under Bryant Avenue and continues south through the City's Bryant/Mamaroneck 
Nature Area.  The small wetland area that extends along Bryant Avenue flows through a heavily 
wooded buffer area that screens the view of the central and southern portion of the site from 
Bloomingdale Road.   The hospital’s central oval includes most of the architecturally distinctive 
structures on the property.  The outlying vacant land, including "90 acres along Bryant Avenue, 
predominantly consists of open meadows and small wooded areas. 

 
c. 1997 Analysis 
 
In assessing options for possible development of the presently vacant or sparsely developed portions of 
the New York Hospital property, a variety of issues were analyzed in the 1997 Plan, as repeated below.  
These include: 
 
1) 1997 Existing Uses - As noted above, the property contains existing hospital buildings within and 

near the core oval area, as well as the Bloomingdale’s department store.  Any new development on 
the property should be located and designed so as to respect the need for the hospital functions to 
continue undisturbed.  The hospital is an important element of White Plains’ economy, and it must 
be provided with the opportunity to continue to function effectively.  This may mean extending 
hospital activities on the property in response to changes in the nation’s health care system by adding 
new or expanding existing hospital, medical sector related and accessory uses.  Consideration should 
be given to protecting the economic viability of Bloomingdale's in order to maintain its function as 
an important contributor to the City’s tax base in light of increased local competition (i.e., The 
Westchester), to the extent that this can be accomplished without increasing the size of the 
developed portion of the site or increasing traffic impacts beyond those that can be accommodated 
by the existing traffic and road system, particularly Bloomingdale Road. 

 
2) 1997 Physical Site Features - New York Hospital contains areas of steep topography, wetlands, 

mature vegetation and habitats for flora and fauna.  These natural areas also provide links - both 
visual and functional - to adjacent areas.  Open space corridors exist along North Street, Bryant 
Avenue, Mamaroneck Avenue and Bloomingdale Road.  In laying out any new development, the 
site’s natural features should be protected and, where possible, enhanced.  Preservation of open 
space should be considered not only in relation to the other portions of the hospital property, but also 
within the context of the City's overall open space system. 

 
3) 1997 Access - Access points should be located so as to minimize negative impacts on adjacent 

residential areas, and environmentally sensitive site features on the site.  The number and location of 
such access points should be limited, and should relate to the amount and type of development 
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proposed, the traffic capacities of adjacent streets and intersections, the presence of natural areas and 
the compatibility of the new development with existing neighborhoods. 

 
Existing access roads to Bloomingdale’s are designed to City street standards, and can accommodate 
additional traffic if development in this area is permitted. 
 

4) 1997 Land Use Compatibility - New York Hospital is surrounded by a variety of land use types: 
institutional to the south and east (St. Agnes Hospital and NYS housing); multifamily and single-
family residential and open space to the south and southeast; and a mix of retail, office, open space 
and residential along Bloomingdale Road and Mamaroneck Avenue.  The distribution and design of 
uses on the hospital property should consider the existing land use patterns and zoning designations 
to ensure compatibility.  Any development should be pursuant to a master plan for the entire site, 
and should recognize that New York Hospital is outside of the Core Area. 

 
5) 1997 Previous City Policies - Differing City philosophies regarding potential development of the 

New York Hospital property have been contained in the 1977 Comprehensive Plan and in the 
existing zoning.  The former called for a Planned Unit Development, with 1,200 dwelling units on 
the site and the preservation of 50 acres of open space.  No locations were specified either for the 
residential development or the open space areas. This Plan was never adopted by the Common 
Council.  Under the current R-12.5 zoning, established by the Common Council in 1981, an 
estimated "150 single-family homes could be developed on 12,500-s.f. lots on the southern 
undeveloped part of the site.   Both the previous plan and the existing zoning have been reviewed as 
starting points for analyses in this Comprehensive Plan. 

 
6) 1997 Development/Open Space Options - The size, location and physical characteristics of the 
New York Hospital property afford the possibility of achieving several City objectives for the site, 
including: 
 

C Preservation of natural areas and their integration into the City’s open space system. 
 

C Generation of economic activity with preservation of jobs and, possibly, increased tax 
revenues. 

 
C Provision of middle market home ownership and rental opportunities within a new 

neighborhood setting. 
 

Development of additional housing or retail uses on the hospital property would have both positive 
and negative impacts.  Open space and the preservation of environmentally sensitive areas would 
generate important benefits for the community, and additional recreational facilities would address a 
serious community need.  Less appealing aspects of development are additional traffic in the City 
and a potential loss of open space.  Housing, which could help to satisfy the documented demand for 
middle market housing opportunities in White Plains, would require municipal and school district 
services and related expenditures.  Acquisition of land would provide an open space resource; 
however, such acquisition would be costly.  Development of portions of the property for recreation 
facilities represents another positive impact, but adds another expense. 

 
A wide range of options exist, including a "90-acre “central park,” with the City or some other 
entity (such as a land trust or other not-for-profit organization) responsible for financing or obtaining 
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funding for the acquisition; and a 30-40-acre “central park” that extends along Bryant Avenue, 
achievable with or without limited acquisition if coupled with approval of retail and/or future 
residential development  (depending on the size of the open space parcel), with active and passive 
recreation space connected to a linear park/open space system that extends to the south along 
Mamaroneck Avenue linking to Gillie Field and the Greenway and to the north along  Bloomingdale 
Road across Westchester Avenue to the Eastview School property.  Illustrative options for the 
presently undeveloped portions of the property are presented in Appendix C.  These are not 
recommended but are included merely to show how each would affect the property and surrounding 
areas. 
 
All the options should include open space for the entire frontage of the hospital property along 
Bloomingdale Road and Bryant Avenue, with open spaces linked to the east toward the high school 
and to the south toward the Ridgeway and Westchester Hills golf courses. 

 
Open space could also be provided internally within the hospital site, with buffer areas separating 
various uses.  Open space buffers along the periphery of the property, behind Memorial Methodist 
and St. Agnes, would help to connect the entire site with the surrounding area. 

 
Due to the size of the site, its physical and environmental features, and the variety of uses that have 
been proposed, additional development should be considered only pursuant to a master plan for the 
entire property to facilitate evaluation of both short and long-term impacts of the development 
proposals on the site, surrounding road system, and neighborhoods. 

 
d. 2006 Comprehensive Plan Update 
 
The 1997 Plan overview and analysis is still valid in 2006. Additional strategies are added in subsection 
f below. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the New York 
Presbyterian Hospital Property and address the issues raised in the 1997 analysis. The underlined text 
addresses the issues and recommendations of the 2005/2006 Comprehensive Plan Review. 

 
Certain key issues and opportunities were considered in formulating recommendations on future 
development of the New York Hospital property.  Adhering to the following will create benefits for the 
City and ensure the preservation of critical site features, while providing general guidelines for directing 
any future development on the property.   
 

C The New York Hospital property is not an isolated site.  Open space on this site should fit within 
a citywide open space system, and any future development should address the overall needs of 
the community.  

 
C The future of New York Hospital should be considered within the context of the citywide 

Comprehensive Plan, reflecting overall objectives in open space, economic development, 
housing and community facilities. 
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C New York Hospital plays a major economic role in the City, and its future health is important to 
the community’s economy.  Development of portions of the property has the potential to benefit 
the City in terms of jobs and taxes, and the provision of enhanced services and amenities for 
City residents and workers. 

 
C Although this private property is zoned for single-family residences on one-third-acre lots, future 

development with a mixture of uses, including modest commercial development and open space, 
could result in benefits to both the Hospital and the City.  Note that the Plan does not define a 
square footage for modest commercial development. 

 
C There is an opportunity on the site to address the need for additional active and passive 

recreational space.  There is also a need to preserve environmentally sensitive features on the 
site, and to protect open space buffer areas along major property lines.  An open space buffer 
along Mamaroneck Avenue and Bloomingdale Road, from above the pond to Bryant Avenue, 
would be part of an important environmental and open space system which would connect to 
existing City open space and should be protected as part of any future development of the 
hospital property.  The open space buffer along Bryant Avenue is also integral to maintaining 
the open space character of the City. 

 
C Prior to approval of any new development on the site not directly related to the Hospital's special 

permit functions, a coordinated master plan for the entire property must be developed in 
accordance with existing zoning requirements. The plan should set forth both proposed short-
term and long-term uses, intensities, and locations; and demonstrate that the combination of uses 
can be accommodated on the site while preserving critical environmental features and open 
space, and can be accommodated by the existing roadway system.  For new development, or 
changes in uses related to the Hospital's present special permit, the existing special permit 
standards for hospitals should be applied, including the master plan required by those special 
permit standards. 

 
C The New York Hospital property is not a Core Area site. Its development should not result in 

uses that will compete with Core Area uses, or have potentially negative impacts on those uses 
essential to the economic well-being of the Core Area.  

 
C A new transitional, mixed use approach that sets a range and intensity of development that steps 

down from the high intensity Core Area to the west should be developed.  Permitted uses should 
include open space and medically-related development, and could include residential 
development and a modest amount of commercial development. (Note that the amount of 
commercial development has not been defined.)  In addition to the development process, the 
City could acquire (or obtain by easement, lease or other means) additional open space on the 
property through the assistance of land trusts, the County, or other governmental or not-for-
profit entities.  

 
f. 2006 Comprehensive Plan Update Strategies 
 
 * In addition to the requirement for a site master plan, any new development should be subject to a 

traffic management plan, which will include consideration of traffic impacts on the adjoining 
streets and abutting neighborhoods. 
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 * Future development on the New York Hospital Property and renewals of special permit 
provisions and site plans should take into consideration the potential development of the former 
St. Agnes Property. 

 
 * Although the 1997 Comprehensive Plan considered several options for the possible development 

of the New York Hospital Property, construction of the Proton Beam Treatment Facility was not 
anticipated.  Any extensions of the existing approvals for such a facility should be carefully 
scrutinized.  The City should actively pursue the other options set forth in the 1997 Plan, 
especially with regard to options for the creation of a large portion of the property as public open 
space. 

 
2. EASTVIEW SCHOOL AND VICINITY  
 
a. Vision Statement 
 
The Plan's vision for Eastview School and the adjacent publicly- 
and privately-owned properties running through to Westchester 
Avenue has two elements.  The first envisions the preservation 
of the school itself and all of its interior and exterior 
recreational space, with the school serving as an important 
community resource which combines educational functions with 
complementary community uses such as recreation, youth 
programming and community cultural/educational 
programming.  The second element envisions the unified 
redevelopment of the northern Westchester Avenue frontage 
with new commercial uses, particularly including a supermarket.  This redevelopment could 
encompass the City-owned 111 South Kensico site if the critical public works functions performed 
there are relocated to an appropriate replacement facility in the immediate vicinity without cost to the 
City beyond what would be covered by the redevelopment project.  
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

The Eastview School property is a central focus for the densely developed Eastview neighborhood.  
Despite the closing and partial reopening of the school, the six acres of outdoor recreation fields 
continue to be a vital neighborhood and community resource.  The property also serves as a 
transition between the predominantly residential areas to the north and west, and the commercial and 
industrial uses to the south and east (see Existing Land Use Map, page II-I-81). The zoning of the 
school site is RM-0.35, Residential Multifamily, matching much of the adjoining residential blocks 
to the west and north.  The City’s DPW building, which borders the Eastview property on the south, 
is zoned LI, Light Industrial, as is the industrial area east of South Kensico Avenue.  The 
Westchester Avenue frontage is zoned B-3, Intermediate Business.  

 
c. 1997 Analysis 
 
At the time of the 1997 Plan, the future of Eastview School was being reviewed by the School District.  
Reuse of the Eastview School property presented a range of issues - physical, financial, procedural - and 
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directly impacted on a variety of groups - the School District, the City of White Plains and the 
surrounding neighborhood which utilizes the existing recreation facilities as a neighborhood park (See 
Planning Factors Map).   Consideration of these issues, in turn, led to a variety of options, each of which 
related in its own particular manner to the objectives of the affected groups. The 1997 Plan examined 
potential uses of the school and surrounding properties as follows: 
 
 
1) 1997 School Building - Eastview first arose as an issue when the School District decided that the 

building was no longer needed for instructional purposes.  Following the reorganization of schools in 
the District, which left Eastview vacant, the expectation was that the building would be demolished 
under some reuse alternatives, because it was considered unlikely that anyone would want to 
reoccupy or adaptively reuse the structure. That position has since been re-evaluated, with 
consideration given to saving some or all of the building for a variety of possible uses, including the 
new magnet middle school.  Any reuse would need to recognize that the building requires substantial 
repairs.  Moreover, if transferred to a non-school owner, extensive retrofitting would be required to 
meet applicable codes. 

 
Any reuse of Eastview School should make available the school’s indoor recreation facilities (two 
gyms, auditorium, etc.) as an important community resource for the surrounding neighborhood and 
the City as a whole.  Possible building users include, but are not limited to, the School District and 
the City Youth Bureau, both of which may be able to utilize parts of the building for future space 
needs.  Whatever reuse occurs, parking will be required in order to make it feasible. 
 

2) 1997 Athletic Fields - The extensive open space of the Eastview School property accommodates 
neighborhood and citywide athletic activities.  Using the athletic fields as a development site raises 
questions regarding how and where the displaced activities could be relocated.  Because the 
Eastview neighborhood is one of the City's densest, and the City currently is underserved in public 
recreation facilities, loss of both the indoor and outdoor recreational space at the school would have 
an unacceptable impact on the City’s existing recreational resources. 

 
3) 1997 DPW Building - If private redevelopment is permitted along Westchester Avenue, the City's 

DPW building might need to be relocated in whole or in part.  While some of the functions in that 
building (e.g., Youth Bureau) might be accommodated elsewhere, including at the Eastview School, 
the DPW functions are more specialized and site-sensitive.  Finding a new site for them could prove 
difficult.  The DPW functions must be provided at a location and in a facility comparable to the 
existing facility. 

 
4) 1997 Westchester Avenue Frontage - From an overall perspective, Westchester Avenue would 

provide a more appropriate frontage for retail development than would the Eastview property.  The 
area presently contains a mix of uses, including a municipal parking lot with development 
significantly less than the zoning potential.  The opening of The Westchester has increased the value 
of Westchester Avenue as a retail location.  Any commercial development along this frontage should 
have access from Westchester Avenue, preferably at the Bloomingdale Road intersection and not 
from neighborhood streets such as Franklin Avenue or Amherst Place. 

 
5) 1997 Neighborhood - The Eastview School is situated within the highest density neighborhood 

within the City, with mid-rise condominium, cooperative and rental apartments located to the west 
and a community of primarily 1-10 unit homes located to the north and east of the site.  A decision 
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to permit reuse of the property requires recognition of neighborhood concerns regarding traffic, 
parking, recreational needs and visual impact.  From a land use perspective, the corner of Main 
Street and South Kensico Avenue relates to the lower density residential area that abuts it; reuse of 
this portion of the site in particular must be compatible with this neighborhood. 

 
6) 1997 Fiscal - Reuse of the Eastview property, and the potential for broader redevelopment of 

abutting parcels along Westchester Avenue, raise a number of potentially positive and negative fiscal 
issues for both the City and the School District.  As part of its reorganization plan, the District had 
targeted a substantial figure as the possible return from sale of the property.  Short-term leasing is 
seen only as an interim measure which helps the district cover its costs. 

 
From the City's point of view, a publicly-initiated redevelopment project which includes all or a 
portion of the DPW Building and extends up to Westchester Avenue would require a substantial 
outlay of funds for acquisition, relocation and demolition.  These costs would be offset, to a degree 
which depends on various economic factors, by the value of the new development site created.  It 
may also be possible to utilize a public/private partnership to implement such redevelopment. 

 
In terms of taxes, private reuse of publicly-owned properties would return them to the tax rolls, to 
the benefit of both the City and the School District.  Moreover, new retail uses would generate sales 
tax revenues for the City.   Redevelopment would also add to the local economy by generating new 
employment. 

 
d. 2006 Comprehensive Plan Update 
 
During the period of the 1997 Plan development, the Eastview School was closed and then partially 
reopened.  The six acres of outdoor recreation fields continued to be a vital neighborhood and 
community resource.  In 2006, Eastview School has been fully reopened, and serves as one of the City’s 
two middle school buildings.  The outdoor recreational fields have been fully renovated and expanded.   
 
The property serves as a transition between the predominantly residential areas to the north and west, 
and the commercial and industrial uses to the south and east.  In September 2001, consistent with the 
recommendations of the 1997 Plan, the zoning for Eastview School was changed from high density 
multifamily RM-0.35 to medium density RM-1.5, matching much of the adjoining residential blocks to 
the west and north.  The City’s DPW building, which bordered the Eastview property on the south, was 
demolished, and the site was redeveloped with a parking structure to serve Westchester One and a 
supermarket.  The supermarket use was identified in the 1997 Plan as a preferred use at this location. 
 
e.  1997 Strategies 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Eastview 
Area and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
 

• Encourage the School District to retain the existing school building for educational, City and/or 
community functions. (Implemented with 2001 zoning amendments.) 

 
• Encourage the School District to maintain the existing outdoor athletic fields as an active 

recreation area to serve citywide and neighborhood needs. (Completed.) 
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• Consider the future use of the Eastview 

School site within the context of surrounding 
residential development patterns, and reduce 
the residential density of the site to better 
reflect those surrounding development 
patterns and the capacity of the neighborhood 
roadway system. (Completed.) 

 
• Encourage unified redevelopment of the 

Westchester Avenue frontage between South 
Kensico Avenue and Bloomingdale Road, 
including the adjacent DPW site, for 
commercial use, including a supermarket, with provisions to ensure that essential DPW 
functions are accommodated at the existing site, on a portion thereof, or in the immediate 
vicinity; and to ensure that the cost of any relocation and redevelopment of the DPW facilities 
would be covered by the project. (Implemented with development of Stop & Shop and relocation 
of DPW Facility to Brockway Place.) 

 
C Commercial development and site access to the adjacent DPW site and the abutting Westchester 

Avenue frontage should focus on Westchester Avenue, rather than on the residential 
neighborhood that exists in the Amherst Place, Main Street and South Kensico Avenue area. 
(Implemented with development of Stop & Shop and relocation of DPW Facility to Brockway 
Place.)  

 
f. 2006 Comprehensive Plan Update Strategies 
 
 * The zoning along the north side of Westchester Avenue from the supermarket access road to 

Armory Place should remain B-3 intermediate district. Any development in this area must be 
carefully assessed to ensure that traffic and parking impacts will not negatively impact 
residential uses in the RM-0.35 residential district along Franklin Avenue. (See also new 
Westchester Avenue corridor.) 

 
3. GOLF COURSES 
 
There are three private golf courses in White Plains.  The Ridgeway Country Club and Westchester Hills 
Golf Club are totally within the city limits, while the Fenway 
Golf Club lies partially in White Plains but is predominantly 
within Scarsdale.  The golf courses’ locations are shown on 
the following map. 
 
a. Vision Statement 
 
The Plan's goal for the golf courses is for their preservation 
as golf courses.  However, recognizing the tremendous costs 
associated with the maintenance and operation of golf 
courses, and recognizing that the Plan has a time horizon of 
15 years which will cover periods of economic growth and 
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stability in the community as well as periods of economic downturn, the Plan recognizes that it may 
not be possible, under difficult economic conditions, for the courses to be maintained in their current 
form. If not economically viable to maintain the courses in private club ownership, the Plan's 
preferred scenario is preservation of the golf courses through other private, quasi-public or public 
means. If the courses cannot be maintained as private courses, although clearly not a preferred 
scenario, the Plan envisions residential development at the City's lowest residential density, clustered 
to preserve open space and environmental features and providing public access to public and quasi-
public areas, including trailways linked to the City's open space network. 
 
b. 1997 Overview 
 
The following overviews were presented in the 1997 Plan. 
 
 1) Ridgeway 
 

The Ridgeway Country Club, which encompasses 103.5 acres of land, extends from Bryant Avenue 
to Ridgeway and to the west of North Street.  The clubhouse and various recreation facilities are 
located on Ridgeway; the fairways generally run north-south, with several parallel to existing single-
family homes that abut the club.  Hathaway Lane, Gedney Esplanade, and Heatherbloom Road 
divide the site. 

 
Surrounding land uses, while mostly residential, include some major institutional uses.  The YWCA 
and White Plains High School are located on North Street, and Memorial Methodist Church and 
New York Hospital are on Bryant Avenue.  In addition, the rear portion of the Burke Rehabilitation 
Center property adjoins the northwestern corner of the club. 

 
The Ridgeway property is zoned R1-12.5, a zoning district that allows conventional subdivision 
development on approximately one-third-acre lots.  Cluster developments are not currently 
permitted; the Zoning Ordinance specifically prohibits conservation developments on the golf 
courses.  Surrounding zoning, with some limited higher density exceptions, is also R1-12.5. 

 
The natural environment on Ridgeway is dominated by the golf course, with its well-manicured 
lawns and fairways interspersed among large trees.  Two ponds and a State-designated wetland exist 
in the eastern portion of the site.  Steep slopes are present at the edges of the larger pond and along 
the abutting residential properties in the northern end. 

 
2) Westchester Hills Golf Club 
 

Located to the immediate south of the Ridgeway Country Club is the 102.4-acre Westchester Hills 
Golf Club.  Westchester Hills is an “L”-shaped property that extends from Ridgeway to North Street 
just north of Homeside Lane.  Unlike the Ridgeway Country Club, no local roadways divide the 
property; however, homes along Fairway Drive, Richbell Road, Sammis Lane, and Homeside Lane, 
among others, back onto the golf course.  The clubhouse, swimming pool, tennis courts, pond and 
other facilities are located off Ridgeway, across from similar facilities at the Ridgeway Country 
Club. 

 
Surrounding land uses are residential in nature, with homes built on lots conforming to the R.-12.5 
zoning that surrounds the site.  Club Pointe, a 72-unit development, is located to the immediate east 
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of Westchester Hills.  This development has been designed as a cluster development, in accordance 
with the City’s Conservation Development zoning regulations. 

 
Environmental features on the Westchester Hills site include several isolated areas of steep slope.  A 
stream runs along the western edge of the site.  Several ponds and steep slope areas exist on this site.  
Continued utilization of the site as a golf course/open space is the preferred use for this site. 

 
 3) Fenway Golf Club 
 

A total of 35.2 acres of the +150-acre Fenway Golf Club is within White Plains.   The site is zoned 
R1-30, the lowest density residential zoning district in the City.  If developed under this zoning, 
approximately 35 single-family homes could be built on this portion of Fenway.  
 

c. 1997 Analysis 
 
As mentioned in several locations throughout the Plan, the golf courses represent important open space 
resources to the community, although access to the facilities is limited to members.  The golf courses 
enhance the property values of adjoining properties and surrounding neighborhoods. They provide an 
important visual relief and natural buffer along Ridgeway, Bryant Avenue, and Hathaway and North 
Streets.  The wetlands, water bodies and water courses on the properties are important to the overall 
watershed system in the City and the ecology of the natural corridors which abut them, supporting both 
flora and small fauna. 
 
d. 2006 Comprehensive Plan Update 
  
The 1997 analysis for the golf courses remains valid in 2006. The zoning on all three golf courses has 
been changed to R1-30 as recommended in the 1997 Plan. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Golf 
Courses and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
      

• Strive to preserve the three golf courses as open space resources and amenities in the City. 
(Ongoing.) 

 
• Maintain reduced permitted density for Westchester Hills and Ridgeway and Fenway Golf Club 

at R1-30.  (Implemented with 2001 zoning amendments.)  
 

C It is desirable for the City and the golf courses to extend their right-of-first-refusal agreements, 
providing sufficient time for the City to respond and possibly secure public acquisition. 
(Ongoing.) 

 
• If residential development is proposed for the Westchester Hills or Ridgeway site, encourage use 

of special clustering techniques that will assure the preservation of significant environmental 
features and create a linear open space system through the sites. (No requests received.) 
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f. 2006 Comprehensive Plan Update Strategies 
 

• Reduce the permitted density for Maplemoor Golf Course from R-12.5 to R-30 to be consistent 
with the other golf courses. 

 
4. GEDNEY DPW FACILITY AREA  
 
a. Vision Statement 
 
The Plan's vision for the Gedney DPW Facility is for the continuation of critical public works 
functions on the site along with expanded recreational opportunities adjacent to Gillie Field, 
including a ballfield on the northeastern portion of the site and possible acquisition of land to the 
south of the Gillie ballfields. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

The Gedney DPW facility site and the adjacent portion of the former New York Westchester and 
Boston Railway right-of-way extend from Gedney Way to Ridgeway and encompass an area of 
approximately 55 acres. 
 
The site, exclusive of the former railroad right-of-way, is nearly 47 acres.  It is currently utilized for 
a variety of essential Department of Public Works functions, including recycling, leaf mulching and 
storage of certain materials and snow.  Access to these operations is adjacent to an existing parking 
lot that serves the abutting Gillie Field recreation complex, just west of the intersection of Gedney 
Way and Mamaroneck Avenue.  Although the site contains considerable acreage, state required 
buffer zones and the need for additional recycling and leaf composting space requires a large land 
area.  The +8-acre portion of the former railway property, which abuts the DPW site to the west, is a 
vacant property recently dedicated as part of the White Plains Greenway. A recreational trailway is 
almost completed on the Greenway, extending south beyond Ridgeway to the Scarsdale Village line. 
 
Land uses that adjoin the Gedney DPW facility and railway right-of-way are predominantly 
residential and institutional.  Along the westerly boundary of the railway right-of-way, single-family 
homes along Beverly Road and Pilgrim Road back up onto the site.  Residences on Gedney Circle 
and open space areas for the Gedney Commons condominium are situated to the east of the site.  
Other Mamaroneck Avenue uses - Our Lady of Sorrows church and school, Stepinac High School, 
Gedney Farms Nursery and Gillie Field - border the site on the east. 
 
To the north of the site on Gedney Way are a gas station and small commercial area which serve the 
surrounding residential areas.  Single-family homes exist to the south of the site along Ridgeway and 
the local residential streets in this area.  Vacant land in the vicinity includes City-owned lots along 
Gedney Circle and Railside Avenue. 
 
Topographically, the site lies at a lower elevation than surrounding properties to the east, with a 30- 
to 50-foot change in elevation from Gillie Field, Gedney Way and Stepinac High School.  Areas of 
steep slope exist to the north, near the Gedney Way frontage; to the south along the railroad right-of-
way, just north of Ridgeway; and to the east along the rear properties lines of the various uses that 
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front on Mamaroneck Avenue.  The site is the upper part of the drainage basin of the Mamaroneck 
River.  The west branch of the river flows south along the eastern edge of the steep slopes. 

 
c. 1997 Analysis 
 
The Gedney DPW facility serves critical public works functions as noted above.  With changes in 
environmental laws and regulations governing public works operations, recycling, and disposal of 
various materials, the importance of the Gedney DPW facility has increased.  White Plains has saved 
significant tax dollars by having a place within the community to dispose of leaves and tree debris.  The 
high level of participation in recycling in the community and the wide range of recyclables collected by 
the City have necessitated an ever larger area to store the recyclables until they are collected and 
transported to the Westchester County Multiple Resource Recovery Facility.  The site also provides an 
area for the City to mature saplings to a caliper large enough to be planted as street trees.  This enables 
the City to acquire smaller and less costly tree stock.  Residents are able to come to the facility for 
mulch, top soil and wood chips. 
 
Although significantly below the other ballfields at Gillie Park, the northern end of the site, adjacent to 
Gillie Field, affords an opportunity for the creation of at least one additional ballfield. 
 
d. 2006 Comprehensive Plan Update 
 
The Gedney DPW facility site continues to be utilized for a variety of essential Department of Public 
Works functions, including recycling, leaf mulching, and storage of certain materials and snow.   
Although the site contains considerable acreage, State-required buffer zones and the need for additional 
recycling and leaf composting space require a large land area.  The 8+-acre portion of the former railway 
property, which abuts the DPW site to the west, has been dedicated as part of the White Plains 
Greenway.  The recreational trailway has been completed on the Greenway, extending south beyond 
Ridgeway to the Scarsdale Village line. 
 
The northern end of the site, below and adjacent to Gillie Field, has been developed with an additional 
ballfield used by the City’s Little League. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Gedney 
DPW facility and address the issues raised in the 1997 analysis. The underlined strategies address the 
issues and recommendations of the 2005/2006 Comprehensive Plan Review. 

 
• Continue the important public works functions at the Gedney DPW facility and maintain 

adequate expansion space for those functions. (Ongoing.) 
 

• Expand Gillie Field with the addition of ballfields using the northeast portion of the site adjacent 
to Gillie Field, subject to ensuring adequate space for DPW functions at the Gedney facility. 
(Completed.) 

 
• Explore options for expansion of Gillie Field through acquisition of additional privately-owned 

land to the south. 
 



 

 II-I-77 

• Complete development of the recently dedicated White Plains Greenway as a recreational 
trailway. (Completed from Gedney Way to Scarsdale line.)  

  
• Retain vacant City-owned land along Gedney Circle as a buffer area for the Gedney DPW 

facility composting operation. (Ongoing.) 
 
f. 2006 Comprehensive Plan Update Strategies 
 
 * The public works functions performed at the DPW facility, including composting, mulching, 

recycling, and tree nursery, are critical to the City, and should be maintained at this location.  
The City should work with other levels of government to maintain the ability to continue the use 
of this area. 

   
(See also Mamaroneck Avenue corridor recommendations.) 
 
5. NURSERY PROPERTIES ALONG MAMARONECK AVENUE  
 
a. Vision Statement 
 
The Plan's vision for the privately-owned nurseries on Mamaroneck Avenue is for their continued 
operation as nurseries, thereby maintaining them as low intensity uses with a substantial open quality 
which contributes to the open space character of Mamaroneck Avenue. They also serve as sources of 
property and sales tax revenues for the City.  
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

There are three nurseries located on Mamaroneck Avenue.  These three sites were also discussed in 
the section on the Mamaroneck Avenue corridor.  The future development of these properties for 
other uses has been considered given their location along the corridor, the surrounding land uses and 
the physical conditions of each site. 
 
The 5.6-acre northernmost nursery property is currently used as a commercial nursery.  The front 
portion of the site, along Mamaroneck Avenue, contains a number of structures, while the rear 
portion, which slopes down to the Gedney DPW facility, is undeveloped. If developed under the 
current R1-5 zoning, which allows single-family homes on 5,000-square-foot lots, approximately 30 
homes could be built. 
 
The central nursery property on Mamaroneck Avenue encompasses approximately 8.5 acres to the 
north of Rosedale Avenue.  An additional 11 acres of vacant land exists to the west and northwest of 
the nursery property.  The developed portion of the site, which includes a retail sales area, is situated 
along the Mamaroneck Avenue frontage.  Two curb cuts serve the site.  Sight distances at this 
portion of Mamaroneck Avenue restrict the site’s accessibility. 
 
To the rear of the nursery structures on the central portion of the site, some steep terrain leads to a 
relatively level area that is used for storage of materials.  Beyond this portion, the site is heavily 
wooded and contains some areas of steep slope.  This site and abutting vacant lands are currently 
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zoned R1-12.5, which is consistent with surrounding residential zoning and single-family land use 
patterns. 
 
A wholesale and retail nursery is located just south of Rosedale Avenue, on the eastern side of 
Mamaroneck Avenue.  This 5.3-acre site, characterized by steep slopes and rock outcrops, is 
presently zoned for office development. 

 
c. 1997 Analysis 
 
The three nursery properties represent important commercial operations in the community and act as 
important open space assets along Mamaroneck Avenue, contributing to the low density, open character 
of the corridor south of Bryant Avenue.  Alternative uses for the properties include residential 
development at the existing base densities for the two northern nurseries, and at a potentially higher 
density for the southern nursery that is currently zoned Campus Office (CO). In the case of the 
northernmost nursery, redevelopment with public recreational uses, particularly athletic fields, is an 
alternative use. 
 
Since the nursery uses do represent valuable economic and open space resources for the City, their 
continued operation should be encouraged with reasonable controls on expansion.  All three nurseries are 
currently legally nonconforming, which means that any changes on the site would be prohibited as 
intensification of nonconforming uses.  Establishing nurseries as special permit uses with appropriate 
standards would enable the nurseries to make improvements to the properties under strict zoning 
controls. 
 
d. 2006 Comprehensive Plan Update 
 
There are three nurseries located on Mamaroneck Avenue.  The future development of these properties 
for other uses was considered in the 1997 Plan development, taking into consideration their location 
along the Mamaroneck Avenue corridor, the surrounding land uses, and the physical conditions of each 
site.   
 
Gedney Farms Nursery is the 5.6-acre northernmost nursery property.  The character and intensity of 
the operation of this nursery has changed over the past several years and is of serious concern. The front 
portion of the site, along Mamaroneck Avenue, contains a number of structures, while the rear portion, 
which slopes down to the Gedney DPW facility, is being used for what appear to be more industrial 
purposes not associated with the nature of a nursery that was operated at the time when it became a non-
conforming use under the Zoning Ordinance.  If developed under the current R1-5 zoning, which allows 
single-family homes on 5,000-square-foot lots, approximately 30 homes could be built. 
 
Amodio’s Nursery is the central nursery property on Mamaroneck Avenue.  It encompasses 
approximately 8.5 acres to the north of Rosedale Avenue.  An additional 11 acres of vacant land exist to 
the west and northwest of the nursery property which is not part of the nursery.  The developed portion 
of the site, which includes a retail sales area, is situated along the Mamaroneck Avenue frontage.  Sight 
distances at this portion of Mamaroneck Avenue restrict the site’s accessibility.  To the rear of the retail 
sales area are several nursery structures.  Steep terrain leads to a relatively level area that is used for 
fabricating industrial nursery products.  Beyond this portion, the site is heavily wooded and contains 
some areas of steep slope.  This site and abutting vacant lands are currently zoned R1-12.5, which is 
consistent with surrounding residential zoning and single-family land use patterns.  The character and 
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intensity of the operation of this nursery has changed over the past several years and is of serious 
concern. The facility is currently being used for more industrial purposes, not associated with a retail 
nursery use that was operated and understood at the time when it became a non-conforming use under 
the Zoning Ordinance.  
 
Nabel’s Nurseries, a wholesale and retail nursery is located just south of Rosedale Avenue, is located on 
the eastern side of Mamaroneck Avenue.  This 5.3-acre site, characterized by steep slopes and rock 
outcrops, has been re-zoned from campus office (CO) to single family R1-7.5, to be consistent with the 
surrounding density and uses. 
 
All three nurseries are currently legally nonconforming, which means that any changes to the site should 
be prohibited as intensification of nonconforming uses.  The operation of the two northernmost nurseries 
does not appear to be consistent with their status as non-conforming uses.  Activities being undertaken at 
both locations appear to be of a more intense industrial character, and appear to be having negative 
impacts on adjoining properties and neighborhoods, due to activities on site and commercial vehicular 
traffic to and from the sites.  To address issues related to the non-conforming nurseries, several of the 
1997 Plan strategies have been amended and expanded; and a new strategy has been added, as shown 
below. 
 
e. 2997 Strategies Updated to 2006     
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Nursery 
Properties and address the issues raised in the 1997 analysis. The underlined text addresses the issues 
and recommendations of the 2005/2006 Comprehensive Plan Review. 
  
 * Strictly enforce the limitations on use and operations at the nurseries on Mamaroneck Avenue 

and limit any future redevelopment of the Mamaroneck Avenue nursery sites and any 
development of the interior parcels behind the center nursery site to residential uses consistent 
with the existing base residential density. (Ongoing.) 

 
*  A residential zone of R1-7.5 has been established for the southernmost nursery property. 

(Implemented with 2001 zoning amendments.) 
 

• Recognizing that nursery properties are low impact uses that contribute to the open space 
character of the City, establish a mechanism to encourage existing nursery properties to 
continue, such as by special permit.  

 
f. Additional Strategies from 2005/2006 Comprehensive Plan Review 
 

• Nursery uses which have remained consistent with the nature and character of the use at the 
time they became non-conforming are low impact uses that can contribute to the open space 
character of the City. The City should establish mechanisms to encourage truly low impact 
existing nursery properties to continue, such as by special permit. 
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F(2) NEW MAJOR PROPERTIES 
 
6. BURKE REHABILITATION HOSPITAL  
 
a. 2006 Vision Statement 
 
The Plan's vision for the Burke Rehabilitation Hospital 
property in 2006 attempts to address the diverse concerns, 
interests and goals for this property. Like  New York 
Hospital, the first element of the vision is the continued 
existence of Burke Rehabilitation Hospital as a major 
institution and employer that contributes to the economic 
vitality of White Plains, is able to operate and provide 
programs and services that address the changing medical and continuing care needs of individuals 
and families ranging from the young to the elderly, and is able to meet the changing demands of 
rehabilitative medical practice in the United States. The second element of the vision relates to the 
important open space character of the Hospital property, both as it relates to Mamaroneck Avenue 
and to adjoining open space property, such as the Ridgeway Golf Course. 
 
b. 2006 Comprehensive Plan Update 
 
Burke Rehabilitation Hospital is located on Mamaroneck Avenue south of Bryant Avenue and adjacent 
to the City’s Bryant Avenue Nature Area.  The site is approximately 58 acres and is improved with a 
series of medical, physical rehabilitation, specialty, research and residential buildings.  Northern corner 
of the site is wooded and contains part of the same wetland corridor that runs through the City’s Nature 
Area.  The front of the property on Mamaroneck Avenue consists of a wooded area to the north, a 
stream corridor along much of the frontage (Cassaway Brook), and a deep front lawn and entry drive.  
The property is currently zoned R1-12.5.  The area to the northeast is zoned RM-2.5 (Bryant Gardens 
Coops).  To the east is R1-30 zoning on the Ridgeway Golf Course, and to the south is R1-12.5 across 
Heatherbloom Avenue. 
 
c. 2006 Comprehensive Plan Update Strategies 
 
 * Burke Rehabilitation Hospital should be identified as a new major property.   
 
 * Hospital uses, including Burke Rehabilitation Hospital, should be maintained as special permit 

uses in the R1-12.5 District. 
 
 * The City should explore zoning language that would keep Burke Rehabilitation Hospital as a 

special permit use, yet establish that, if developed for residential use, the density and 
dimensional standards should be those of the R1-30 District.  

 
7. FORMER ST. AGNES HOSPITAL PROPERTY 
 
a. Vision Statement 
 
The Plan's vision for the former St. Agnes Hospital property in 2006 attempts to address the diverse 
concerns, interests and goals for this property.  With the former Hospital use of the property no 
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longer functioning, the nature of the redevelopment of this approximately 23-acre site is critical to 
the surrounding properties and neighborhoods, as well as to the City as a whole. The Plan vision in 
2006 is for the redevelopment of the property with a use, or uses, that will benefit the community at 
large; the protection of the Carvel Children’s Rehabilitation Center; the preservation of the open 
space character of the property along North Street; and a form and design of redevelopment that 
does not negatively impact on adjoining residential properties.  
 
b.  2006 Comprehensive Plan Update 
 
The former St. Agnes Hospital is located on an approximately 23-acre site on North Street, adjacent to 
the New York Hospital Property on the west and across from 333 Westchester Avenue and a single 
family residential area on the east.  To the south is the residential development Windham Close.  Also 
to the south are the residential buildings providing special needs housing through agencies licensed by 
the State of New York.  The Memorial Methodist Church is located to the southwest of the site.  The 
site is currently improved with the Carvel Children’s Rehabilitation Center, a medical office building at 
303 North Street and 311 North Street, and the former hospital itself at 305 North Street.  The facility 
heating plant and other accessory buildings are located on the site.   
 
The hospital has ceased its use, and the property has been sold at auction.  Like New York Hospital, the 
base zoning for the property is single family R1-12.5.   
 
The hospital property is substantially open along the North Street frontage, with a deeper setback along 
the southern portion of the property and a smaller setback as the property narrows significantly toward 
Westchester Avenue. 
 
c. 2006 Comprehensive Plan Update Strategies 
 
 * The former St. Agnes Hospital property should be identified as a new major property.   
  
 * The Zoning Ordinance should be amended to enable the Carvel Children’s Rehabilitation 

Center to remain in operation as a legally permitted use. 
 
 * If any uses other than single family are developed, continued or expanded on the property, 

buildings should be sited or limited in height so that they do not alter the open space character 
of the North Street Corridor and are not visually obtrusive to views from surrounding roadways 
or properties. 
 

 * Preserve to the maximum extent feasible the open space character of the property, particularly 
along the North Street corridor, which is a “green” gateway to the City.   

 
 * The existing North Street signalized entrance should be maintained as the primary access point 

to any new development on the property.   
 
 * Views of any additional parking should be minimized through the use of below-grade structures 

or, where infeasible, extensive landscape screening of exposed garage structure walls.   
 
 * Any new development should consider the preservation of appropriate public access to open 

space areas on the property.   
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 * Any new development should be subject to a traffic management plan, which will include 

consideration of traffic impacts on the adjoining streets and abutting properties. 
 
F. THE LAND USE PLAN MAP  
 
The various sections of White Plains provide a wide range of land use types and densities, as befit a 
community which is a regional economic center with an array of residential neighborhoods.  To 
recognize the sometimes subtle variations among areas of the City, the Comprehensive Plan Land Use 
Plan Map depicts 17 different uses, plus two locations where alternative uses are recommended.  These 
uses fall into several categories: 
 

C Single- and two-family residential with five density levels from 1.25 to 10.9 dwelling units 
per acre, which correspond to existing single-family and two-family zoning districts. 

 
C Multifamily residential  with three density levels, from 17.4 to 124.4 dwelling units per acre, 

which correspond to existing multifamily zoning districts. 
 

C Regional center covering White Plains’ Core Area, and comprising retail, office, public, quasi-
public/institutional, and multifamily residential. 

 
C Commercial with six districts covering a variety of retail, office and industrial uses. 

 
C Public and quasi-public/institutional, including government buildings, hospitals and religious 

institutions. 
 

C Parks and open space, including both active and passive recreational areas. 
 
Each of these is discussed below in broad terms; details are provided in the sections of the 
Comprehensive Plan dealing with the Core Area, corridors, neighborhoods and major properties. 
 
1. Single- and Two-Family Residential 
 
The City’s predominant land use is single-family residential, which is mapped in virtually all of the 
City’s neighborhoods outside of the downtown.  Generally, the lowest densities (1.25 - 2.0 du/ac) are 
found in the southern section.  This includes areas already built out at these densities, as well as vacant 
land.  Although not shown on the map because they fall under public and quasi public/institutional uses, 
the private golf courses and other properties such as the Solomon Schechter School are also 
recommended for an underlying very low density, i.e., 1.25 dwelling units per acre, if their uses were 
ever to change to residential.  For much of this currently non-residential land, the very low density 
designation would represent a reduction in development potential from current zoning. 
 
The low (2.0-3.5 du/ac) density designation is concentrated in areas of White Plains south of Maple 
Avenue.  For the most part, these areas are already developed at the indicated densities.  The single-
family medium density areas (5.8-8.7 du/ac) are found within several Outer and Close-In Area 
neighborhoods, particularly parts of the Highlands, Fisher Hill, Battle Hill and the North End.  These 
areas represent an important supply of moderately priced home ownership housing within the City for 
young families and for middle income households. 
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The densest single-family areas, which include two-family uses, are generally located within close 
proximity to the Core Area of the City.  Battle Hill, Fisher Hill, the Upper Highlands, Carhart and the 
North End all contain this designation. 
 
2. Multifamily Residential 
 
The three multifamily categories cover a broad range of densities and, thus, building types.  The least 
intense, with a maximum of 17.4 du/ac, accommodates both small, low-rise apartment buildings and 
townhouse developments.  It is mapped within portions of the Close-In neighborhoods, often in 
locations where current zoning densities are now significantly higher than this density. 
 
The mid-range multifamily categories, with a maximum density of 29.0 du/ac, produce similar types of 
buildings to those noted above, but at a higher level of intensity.  The areas so designated have been 
developed with a mix of single-family and multifamily dwellings, and, for the most part, are now zoned 
for densities of up to 43 du/ac. 
 
The high-rise multifamily areas, up to 124.4 du/ac, are principally mapped in transitional areas between 
the Regional Center and the abutting residential neighborhoods. These are the City’s major apartment 
building concentrations at the edges of the downtown in the Eastview neighborhood, along Old 
Mamaroneck Road and along portions of North Broadway, along the base of the Church Park 
neighborhood, and in the Carhart and Highlands neighborhoods. Additional high-rise areas are included 
within the regional center, and are therefore not delineated separately. 
 
3. Regional Center 
 
The Regional Center designation is not a single land use area.  Rather, its mapping is a recognition that 
downtown White Plains functions, in a coordinated manner, as a multiple use area of regional 
significance.  While the Plan recommends steps to enhance this area’s role as a Regional Center, it does 
not, for the most part, address individual parcels.  In part, this reflects the realization that the objectives 
of Core Area revitalization and economic development can be achieved with a variety of uses.  Thus, 
for example, an office building could be converted to multifamily housing and remain an important 
element of the Regional Center. 
 
For consistency with the remainder of the Land Use Plan Map, certain individual uses are mapped 
within the Regional Center:  Public and Quasi-Public/Institutional, and Parks and Open Space. 
 
4. Commercial 
 
The delineations of the various commercial uses are predicated on distinctions not only among the 
specific uses, but also among their relationships to nearby areas.  Thus, the Neighborhood Commercial 
category indicates areas of stores and services which should principally serve local residents.  Examples 
include retail concentrations along Gedney Way, Rosedale, portions of West Post Road (near its 
intersection with Maple Avenue), upper North Broadway and other locations in the City.  The 
Neighborhood Commercial/Residential area, mapped only along Ferris Avenue, differs in that its 
objective is a well-planned mix of local businesses and residences, evaluated on a case-by-case basis, 
with strict controls on the commercial uses to support and enhance, not detract from, the residential 
uses. 
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The General Commercial/Corridor Commercial category comprises uses which differ from 
neighborhood-oriented businesses both in type of operation and in the area from which they attract 
customers.  A prominent example is the automobile dealerships along West Post Road, whose sales area 
extends well beyond the boundaries of White Plains. 
 
Transitional/Restricted Commercial is a land use category mapped only at the Bloomingdale’s 
department store on Bloomingdale Road, recognizing that this store is located beyond the present limits 
of the downtown area. If any retail development were allowed on the New York Hospital property - 
which is not proposed in the Plan, but was evaluated as one of several possible alternatives - the retail 
use could be mapped into this land use category. This district would limit uses and intensities of 
development as a transition between the high intensity Regional Center and the surrounding low density 
residential and neighborhood commercial areas.  This restrictive transition district would be 
accomplished by definition of use types, densities and design controls, including required buffer areas. 
The mapping of the Transitional/Restricted Commercial use area at the Bloomingdale's store site is in 
no way intended to indicate that the level of development represented by the Bloomingdale's store is 
replicable.  That level of development is unique and not consistent with the transitional nature of the 
eastern Bloomingdale frontage. 
 
Outside of the Core Area, areas delineated for office use are mapped as Campus Office/Outer Office.  
The former refers to highway-oriented complexes along I-287; the latter covers stand-alone buildings, 
such as the former Reichold Chemical headquarters on North Broadway. 
 
The City contains several areas which accommodate Light Industrial/Heavy Commercial uses.  While 
not a major part of White Plains’ economy, these uses provide important support services for both 
businesses and residents.  Locations indicated on the Land Use Plan Map are Westmoreland Avenue, 
the northern portion of Ferris Avenue, Fulton Street, Haarlem Avenue and Brockway Place/Belway 
Place. The area on Lake Street currently zoned Light Industrial-LI is mapped as General  
Commercial/Corridor Commercial, which more accurately reflects its corridor location and function 
and would not permit the range of uses permitted in light industrial areas. 
 
5. Public and Quasi-Public/Institutional 
 
As the County seat and a major regional center, White Plains contains extensive public, quasi-public 
and institutional uses.  A number of these are located downtown, such as County and City offices and 
courts, the Federal Courthouse, and the White Plains Library and municipal parking structures.  Others 
are found just outside the core area, including White Plains Hospital, New York Hospital and the Pace 
University Law School.  Within the City’s residential neighborhoods, the most noteworthy uses of this 
type are schools, both public and private; Burke Rehabilitation Center; St. Agnes Hospital; and houses 
of worship, as of the date of the Plan. 
 
6. Public and Open Space 
 
The map depicts White Plains’ system of parks, environmental preservation areas and connecting 
trailways.  This includes school district recreation facilities as well as City parks and playgrounds.  The 
largest such property - the City’s watershed area - is closed to public access in order to protect the water 
supply.  
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7. 1997 Alternative Uses 
 
In the 1997 Plan, two locations are shown with alternative uses: 
 

C The City’s DPW building on South Kensico Avenue has been redeveloped as a retail use along 
the Westchester Avenue frontage, with the development of the Stop & Shop supermarket and 
the relocation of the City’s DPW building at 111 S. Kensico to the Light Industrial District on 
Brockway Place. 

 
C The office building property owned by New York Hospital at the southeast corner of 

Bloomingdale Road and Westchester Avenue is depicted as Institutional/Outer Office.  This 
area has been sold by New York Hospital and redeveloped with a retail use, “The Container 
Store.” The Bloomingdale’s store site has also been sold by New York Hospital, and is now 
under private ownership. 

 
With the redevelopment of both of the areas identified on the Land Use Map as “Alternative Use” sites 
as commercial properties, the Land Use Map has been amended accordingly. 
 
The Land Use Map has also been amended to reflect the adjustments to zoning densities made by the 
City with the adoption of the 2001 Zoning amendments. These zoning amendments predominantly 
implemented the 1997 Plan and Land Use Map. However, a few areas were modified from the original 
Land Use Map designations to further reduced densities. 
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PART TWO  -  II.    COMMUNITY RESOURCES  
 
A. OVERALL PLANNING PRINCIPLES 
 
a. Vision Statement 
 
For the City's community resources - its buildings, schools, facilities, parks, playgrounds, open spaces 
and services - the Comprehensive Plan envisions the following: 
 

CCCC high-quality, technologically advanced buildings, schools, facilities and infrastructure; 
CCCC well-designed and well-maintained parks and playgrounds with a sufficient number and mix of 

athletic fields to meet the active recreational needs of all ages; 
CCCC carefully preserved and maintained open spaces, natural environments and historic sites open 

to the citizens of White Plains for their quiet enjoyment and for their environmental and 
historical education; 

CCCC an open space network and trail system linking major parks, nature areas and historic sites; 
CCCC a safe and efficient street system and pedestrian-friendly Core Area with residents, shoppers 

and commuters afforded the best possible public transit options; and 
CCCC the highest quality and most technologically advanced public safety, public works, educational 

and human service programs and services, easily understood and accessible to all residents. 
 
The long-term viability of the City's facilities, infrastructure and services is dependent on sound 
financial planning. The City's vision for the 21st century must be built upon a reasoned projection of 
available resources to accomplish its proposed objectives. 
 
2006 Addition:  
 
The City must make optimal use of its physical and human assets. This involves understanding the 
fiscal impacts of asset management, as well as the goals to enhance the quality of life of all the City’s 
residents.  
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 
1) 1997 Public Facilities and Open Spaces 
 

The City of White Plains offers its residents and the business community a wide range of municipal 
facilities and services.  In addition, there are several important Westchester County government and 
recreational facilities located in White Plains, as well as several public schools, private schools, and 
private golf courses. 

 
In 1997, the City had 17 dedicated parks and five other open space properties, ranging in size from 
citywide facilities such as Delfino Park (17.89 acres with the recently roofed Ebersole Skating  Rink  
and  its  attached  warming  house,  softball  fields  with  night  lighting  and bleachers, basketball, 
handball, tennis and platform tennis courts and a play structure) to neighborhood playgrounds such as 
Chatterton Playground (.40 acres with a play area and benches, basketball courts, a tot lot, a large 
play structure and a picnic area).  Some parks are designed for active recreation with large children's 



 II-II-2  

play areas, ballfields and basketball courts, while others are designed for passive recreation with 
sitting areas, performance areas, or trails at the nature 
areas.  The diversity of park facilities provides 
flexibility for a mixture of programs to address the 
needs of residents and workers, including children, 
adults and senior citizens. 
 
The Thomas H. Slater Center, a neighborhood 
center/community facility on Quarropas Street and 
Fisher Avenue, and the White Plains Senior Center on 
Mitchell Place, provide special programs and services 
to meet special needs of City residents and 
complement the outdoor activities at the parks.  The 
City's Public Library has over 280,000 volumes and 
offers a wide range of services to City residents and 
other people living in Central Westchester, and to the 
business community in White Plains. 
 

The City's public schools provide residents with a nationally recognized educational program, and 
their indoor and outdoor facilities provide critical additional recreational opportunities.  During non-
school hours, the facilities of the School District are used by the Department of Recreation and Parks 
for its programming.  Use of school grounds and buildings by City agencies is coordinated by the 
Joint Facilities Committee, which consists of City and School District officials. 
 
The City owns several large properties used for public works functions which also serve as open 
space.  These properties include Reservoirs 1 and 2 and their associated Watershed (422.21 acres), the 
Orchard Street Wetland (22.21 acres) and the Gedney Department of Public Works (DPW) Facility 
(48.66 acres).  Other significant City open space properties are the former New York, Westchester & 
Boston Railway right-of-way (19.0 acres), a portion of which has been designated as the White Plains 
Greenway; the West Street Open Space (9.58 acres); and the Westwood Open Space (12.64 acres). 
 
Dedicated parklands owned by the County of Westchester and located within city limits are also 
important open space resources accessible to White Plains residents.  These properties include: the 
Bronx River Parkway Reservation, with trails for bicycling and hiking; the County Center, designed 
to host exhibits, sports, concerts, and other recreational and civic events; Silver Lake Park, which is 
predominantly unimproved passive open space; Maplemoor Golf Course, with 18 holes of golf, a 
restaurant and a clubhouse facility; and a portion of Saxon Woods Park, with a swimming pool and 
picnic area. 

 
2) 1997 Private and Institutionally-owned Recreational Land and Open Space 
 

Westchester Hills Golf Club, Ridgeway Country Club, a portion of the Fenway Golf Club, the Burke 
Rehabilitation Center and the New York Hospital Property are important privately-owned recreational 
or institutional properties which contribute to the overall attractiveness and open space character of 
White Plains.  The natural features of these properties provide an ambience and quality of views and 
vistas which make many of the homes within their proximity unique and aesthetically pleasing, and 
add to their property values. 
 

Thomas H. Slater Center 
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3) 1997 Government Offices and Facilities 
 

The Core Area of White Plains is a governmental center, with a new federal Courthouse, the County 
Office Building and several other buildings containing County offices, State Courts, City Hall, City 
Court and Public Safety Building, the White Plains Public Library, and other State and Federal offices 
including the Department of Motor Vehicles and Social Security Offices.  All are located in close 
proximity to, and within walking distance of, the TransCenter and Bus Station.  The federal 
Courthouse is located on South Lexington Avenue, in the vicinity of the County Courthouse and the 
City's Public Safety Building and Court.  With the White Plains Library, these public buildings 
surround a large civic plaza, referred to in this Plan as the Library Plaza. 

 
4) 1997 Medical and Private Educational 
 

Within the City's boundaries are two general hospitals, White Plains Hospital Medical Center and St. 
Agnes Hospital, and two nationally-known specialized medical service facilities, New York Hospital 
Cornell Medical Center - Westchester Division, and the Burke Rehabilitation Center.  An array of 
medical practitioners has offices at or near these facilities.  White Plains is also the location of a 
major health maintenance organization (HMO) facility. 

 
Several of the private schools have recreational areas for their students.  Two of these schools, the 
German School and Solomon Schechter School, allow the public access to their play areas after 
school hours.  The YMCA on Mamaroneck Avenue and the YWCA on North Street have indoor 
swimming pools and other recreational and community facilities, such as gyms and health clubs, and 
offer their members a varied program of recreational, fitness and other special programs. 

 
Pace University's Lubin Graduate School for Business in the Core Area, Pace University Law School 
on North Broadway, Mercy College and Westchester Business Institute are important educational 
resources for residents and the business community. 

 
The City's physical and fiscal planning come together in two inter-related processes: the development 
of the Capital Improvement Program and the development of the Annual Operating Budget.  
Recommendations for public investment in community facilities, infrastructure and services over the 
next fifteen years are discussed in the following sections.  

 
c. 2006 Comprehensive Plan Update 
 
Since the acceptance of the 1997 Comprehensive Plan, the City has made substantial progress in 
upgrading its public facilities and increasing and preserving its open space assets. Appendix ** lists all of 
the major capital projects undertaken by the City beginning in Fiscal Year 1998/99 through Fiscal Year 
2005/06, including programs jointly undertaken with the City School District. Within this time frame, 
over $81 million was expended on capital projects to improve existing or develop new community 
facilities. Of this amount, over $36 million, or 45% of the funds expended, came from sources other than 
the City tax budget. Major projects undertaken in this period include the Little League ballfield, new 
fields and track at Eastview School, new field at White Plains High School, Gillie Park Parking Lot, 
Liberty Park, Gardella Park Improvements, Battle Hill Playground, White Plains Performing Arts Center, 
Renaissance Plaza, Tibbits Park Improvements, the Sculpture Garden, new Shapham Place Parking 
Garage, new DPW Facility and new Purchasing Department building, City Center Parking Garage, 
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Downtown Streetscape Improvements, The Trove at White 
Plains Library, and reconstruction of Bank Street. 
 
In addition to improving its existing facilities and 
constructing new facilities, the City acquired or secured the 
preservation of over 56 acres of open space, including 
Liberty Park, the D’Elia and Ben Simon properties, the 
Tarrytown Road frontage which is planned for a Veterans 
Park, a substantial portion of the Pettinichi property, and 
properties on Newcomb Place, Chadwick Ave. and 
Ridgeway Ave. 
 
The City has also made a substantial investment in the 
rehabilitation of City Hall, as is indicated below. 

 
B. COMMUNITY RESOURCE ELEMENTS 
 
1. CITY HALL AND THE PUBLIC LIBRARY 
 
CITY HALL 
 
a. Vision Statement 
 
The Plan's preferred scenario for City Hall is for the continuation of key 
City Hall functions in the existing main building through restoration of 
the building exterior, upgrading of the building's major systems, and 
expansion of the building to the rear to replace the existing Municipal 
Annex. The renovated and expanded City Hall would provide efficient, 
technologically adaptable space for the major City departments and 
formal space for meetings of the Common Council and City boards and 
commissions. If the preferred scenario is not fiscally possible, the Plan calls for City Hall functions to 
be relocated to another location within the Mamaroneck Avenue Central Business Area or the Urban 
Renewal Area. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

Most City government offices are housed in City Hall and the detached Municipal Annex, located at 
255 Main Street in the center of White Plains.  Both buildings were constructed in 1924.   

 
c. 1997 Analysis 
 
Alternative approaches to the functional improvement of the facility have been under consideration since 
the development of the 1977 Comprehensive Plan. Critical to any improvements to the existing building 
is the ability to provide the necessary infrastructure for technological and communications technology 
improvements.  Current City government space needs were estimated to be approximately 90,000 square 

Little League ballfield 
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feet.  The City Hall and Annex buildings together contain approximately 50,000 square feet of office 
space.  Several options for both municipal government functions and for the City Hall building itself were 
discussed in the 1997 Plan development process.  There has been a consensus of opinion throughout all 
discussions about City Hall that principal municipal government functions should remain, if feasible, at 
City Hall; or, if infeasible, at a location in the Central Business District or Urban Renewal Area with 
convenient access for the public, and to other governmental offices.  
 
d. 2006 Comprehensive Plan Update 
 
Since the acceptance of the 1997 Comprehensive Plan, The City made the determination to keep City Hall 
at its current location and take necessary measures to rehabilitate the building for continued municipal 
government use. To this end, since 1998, the City has taken the following actions: 
 
 (1) expended approximately $1.8 million on City Hall and Annex repairs; 
 (2) restored the building cornice on three sides of the building (it was not restored on the rear of the 

building where the proposed building expansion would be located); 
  (3) preliminary design plans have been developed for the demolition of the Annex building and the 

expansion of City Hall; 
 (4)  a space needs analysis has been conducted and will be updated by the City; 
 (5) new boilers have been installed that are capable of providing heat to the existing building plus the 

proposed expansion; and 
 (6) significant upgrades have been made to the City’s Information Technology Center, located in 

City Hall and serving as the hub for the City’s major information. 
  
All of the above capital improvements are consistent with and support the preservation and expansion of 
the existing building. Construction of the expansion would take place first. Existing offices would be 
relocated while the existing building was renovated. After completion of the renovations, departments 
would be relocated to permanent space within the existing and expanded building.  
 
Through the capital planning process, the Common Council has determined that preservation of the 
existing City Hall and expansion of the building on-site is feasible and appropriate, and has made 
substantial investment in the existing structure, as listed above, in support of this determination. Based on 
analysis and recommendations from staff, particularly the Commissioner of Public Works, the City has 
determined that, under current and projected economic conditions, the existing City Hall can be cost-
effectively rehabilitated and expanded, and continue to be the center of municipal government functions. 
Space needs studies and concept designs for the redevelopment of City Hall have been prepared.  
Improvements to City Hall, such as heating, information technology, facade rehabilitation, and 
rehabilitation of the City Hall exterior staircase and exterior front staircase, have been made consistent 
with the future expansion and reconstruction of City Hall. The Capital Improvement Program includes a 
capital plan for the expansion and rehabilitation of City Hall, with funding shown as “To Be 
Programmed.”  
 
Based on information received from the Commissioner of Public Works, certain building systems, 
particularly electrical and mechanical systems, are in need of upgrading at this time.  
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e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the City Hall 
and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
 

C Keep City Hall functions at their present site if at all possible; however, if it is deemed infeasible 
to continue at the present site, relocate City Hall to another site within the Mamaroneck Avenue 
Central Business District or the Central Renewal Area within the Core Area. (This is being 
implemented through the City’s Capital Improvement Program.) 

 
C Determine whether the existing City Hall structure can be cost-effectively rehabilitated and can 

continue to be the center of municipal government functions, or whether alternative space for 
municipal functions must be constructed or acquired. 

 
C If the City Hall structure can be cost-effectively rehabilitated for continued municipal government 

use, develop a capital plan for its rehabilitation, including disposition of the Annex building. 
(This is being implemented through the City’s Capital Improvement Program.) 

 
C If the City Hall building cannot be cost-effectively rehabilitated for City Hall functions, then 

develop and implement a capital plan to rehabilitate the structure and adapt it for alternative 
private or public uses. (To date, the City has proceeded with projects rehabilitating the existing 
City Hall.) 

 
C Provide for expansion and enhancement of the City's technological capabilities in the planning of 

all physical improvements to, or, if necessary, replacement of, the City Hall building. (This is 
being implemented through the City’s Capital Improvement Program.) 

 
f. 2006 Comprehensive Plan Update Strategies 
 
 * The City should continue to support the preservation, reconstruction and expansion of the existing 

City Hall as the preferred choice for meeting the City’s needs for governmental offices, and the 
expansion should include the consolidation of departments which are currently located in leased 
space or in outlying locations.  

 
 * The rehabilitation and expansion of City Hall should be made a priority major capital project to 

be funded as soon as possible within the City’s planned debt structure.  
 
 * The City should continue to place a high priority on the City's technological capabilities in the 

planning of all physical improvements and facilities, including the expansion and reconstruction 
of City Hall. 

 
 *  The City affirms the objective of preserving the existing City Hall.  The timing of any decision 

with respect to the expansion of the existing building is subject to the fiscal constraints of the City 
and the need for other capital investment of a higher priority. 
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LIBRARY 
 
a. Vision Statement 
 
The Plan's vision for the Library is for its continued operation as a center for community education 
and enrichment, and as a reference and information center for businesses and residents alike. The 
Plan envisions the Library reaching increasing numbers of residents in the community through the 
application of new technologies, such as the Internet, and providing education to the community in the 
uses of new technologies.    The Plan further envisions an expanded cultural and leisure time role for 
the Library for the City's growing adult population, and an expanded role in the early education of the 
City's children. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

The Library plays a number of crucial roles in the community.  It provides traditional library services 
and is a learning and enrichment center for young children, youth and their families; a business 
research facility; and a community and cultural resource.  The Library building, located at Martine 
Avenue and Dr. Martin Luther King, Jr. Boulevard, opened in 1974.  The Library occupies 82,000 
square feet above a 200,000-square-foot municipal parking structure.  The Library has just completed 
a replacement of its computerized online management and information system.   

 
c. 1997 Analysis 
 
In response to changing technologies, demographics and cultural/recreational needs in the community as 
of 1997, the Library identified the following services and facility areas as being most important to the 
continued delivery of high-quality services: 

C children’s services, 
C computer and non-book services, 
C adult study/literacy, 
C cultural/recreational/community uses, and 
C use of the Library Plaza for possible outdoor restaurant, cultural events. 

 
d. 2006 Comprehensive Plan Update 
 
The City has invested substantial public funds, and the Library has raised additional private funds, for  
improvements and upgrades to the Library since the acceptance of the 1997 Plan, all of which are 
consistent with and supportive of the vision and strategies for the Library set forth in the Plan. The 
principal improvement has been the reconstruction of the entire Children’s Library and the creation of the 
new “Trove” Children’s Library, which will be completed and open to the public in October 2005. This 
major reconstruction has also involved the relocation of administrative offices and the temporary 
relocation of the Children’s Library services. Technology improvements, non-book services, and 
programs such as computer learning and the computer-based homework assistance program have been 
created and expanded through the use of technology not only in the Library, but between the Library and 
residents. In addition to this, the Library has expanded its on-site computer access center, conducts online 
research and has expanded its use of computers in basic library services. The City’s fiber optic network 
has enabled the Library to be connected to other City buildings and facilities.  



 

 II-II-8  

 
The Library Plaza has been encumbered throughout almost the 
entire period since the acceptance of the 1997 Plan by the 
County’s construction of the Family Justice Center adjacent and 
connected to the Westchester County Courthouse. An impressive 
sculpture garden has been created along the public area adjacent to 
the Library on MLK Blvd. and Martine Avenue. 
 
The Library Auditorium space and meeting room areas have been 
encumbered by the relocation needs required by for the 
construction of the “Trove” and the relocation of the 
administrative offices and certain administrative functions of the 
Library.  
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Library 
and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
 

C Utilize the Library computer system as a community-wide database, including access to terminals 
located at City and School District buildings and community agencies throughout the City. (Use 
of system has been expanded, including homework help program and broader community access.) 

 
C Use the Library and the Library Plaza as a community and cultural resource, including public 

performances, outdoor dining and concerts. (Library is used as cultural resource; plaza has been 
encumbered by construction of expansion of adjacent county court facilities.) 

 
C Strive to ensure access to adequate parking for Library patrons during all hours of Library 

operation. (Ongoing.) 
 

C Provide for the expansion and enhancement of the City's technological capabilities in all planning 
of, and physical improvements to, the Library. (The technological capabilities of the Library have 
been expanded through capital improvement program; see also new “Trove” children’s library; 
see capital improvement program appendix.) 

 
f. 2006 Comprehensive Plan Update Strategies 
 
 * The Library should continue to expand its technology-related services.  
 
 * Now that the County has completed the Family Justice Center, the City should work with 

Westchester County to develop programming for the Plaza which is owned partially by the City 
and partially by the County. The City and the County should coordinate activities and use of the 
Library Plaza. 

 
 * The Capital Improvement Program for the Library demonstrates that the City will continue to 

provide for the capital maintenance of the Library facility. 
 

Library Plaza Sculpture Garden 
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 *  The City recognizes the Library as a critically important public asset which directly serves the 
residents of White Plains, as well as visitors to the City.  The City should work toward the 
utilization of this asset to the maximum extent feasible for White Plains residents, in terms of 
both operation and programming. 

 
2. PUBLIC SAFETY AND EMERGENCY MEDICAL AND DISASTER RELIEF FACILITIES 

AND SERVICES 
 
a. Vision Statement 
 
The Plan's vision for the City is to maintain the highest possible level of police and fire protection and 
prevention facilities and services, including: 
 

CCCC maintaining facilities and services at the highest level of communications and information 
technology; 

 
CCCC providing the optimum mix of high-quality fire and police facilities for current and future 

public safety needs; and 
 

CCCC upgrading and expanding police and fire protection and prevention services to meet the 
changing needs of the community. 

 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

The City of White Plains has a high level of police and fire protection services.  This is reflected in 
the City’s low crime rate statistics and low fire insurance rates compared to cities of similar size.  The 
Department of Public Safety oversees the departments of police and fire, the office of emergency 
planning and civil defense, and the emergency medical services program. 
 
Public Safety Department facilities include the new Public Safety Building located in the Urban 
Renewal Area at the corner of South Lexington and Martine 
Avenues, fire headquarters and stations No. 1-5 and 7, and the 
fire and police training center at the City’s watershed property.  
The locations of these facilities are shown on the 
accompanying map. 

 
c. 1997 Analysis 
 
The City's long history of high-level police, fire, emergency 
medical and disaster relief services stems from the commitment of 
the officials of the City to provide the best protection possible to its 
residents and businesses. In 1997, the primary issues facing the 
City in its efforts to continue this high level of service were the 
high costs of personnel, facilities and equipment maintenance 
upgrading and replacement. The Department of Public Safety had 
developed an effective community policing program and fire 
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prevention evaluation and services programs.  Over the time period covered by the Plan, many of the 
facilities of the Department of Public Safety will need upgrading, particularly several of the fire houses 
which date from the early 1900's. The Department is committed to using the most advanced 
communications technology available to enhance its fire, police and medical emergency protection 
services.  The fiber optic network put into place by the City in 1997 now permits the linking of all fire and 
police facilities and allows for expansion of communications systems in the future, at substantially 
reduced costs to the City. See the analysis section for public works for additional information on the 
planning and budgeting for personnel, facilities and equipment management. 
 
d. 2006 Comprehensive Plan Update 
 
From 1998/99 through 2005/06, the City has made substantial capital investments in information and 
communications infrastructure for Public Safety and in the Public Safety building. Approximately 
$800,000 in additional physical and technological improvements are scheduled over the next five years. 
Between $150,000 and $250,000 has been invested each year in fire station rehabilitation and upgrades, 
and  approximately $250,000 in improvements to fire stations is scheduled each year over the next five 
years. These improvements include mobile data terminals for police vehicles, a radio backup system and 
emergency communications upgrades at Fire Station 6. 
 
Substantial investments have also been made in both the police and fire training facilities. 
  
From 1998/99 through 2004/05, major improvements have been made in the City’s emergency response 
programs and mutual aid.  The Department of Public Safety has acquired an Eagle Breathing Air System 
to assist in emergency fire and fume situations. Six defibrillators were donated to the Department to be 
placed in each police vehicle and fire truck, and more have been received. The Fire and Police have each 
acquired “state of the art” emergency response vehicles.  In addition, police and fire officers have been 
undergoing advanced training in emergency services and response to possible terrorist actions. The 
Department is now headed by a Commissioner who had first hand involvement in the September 11, 2001 
rescues at the World Trade Center. Anti-terrorist and emergency training have been a very high priority of 
the Department. 
 
From 1998/99 through 2005/06, the problem oriented policy program and Youth Division have been 
expanded to include, among other things, full time Resource Officers at the High School and Middle 
Schools, more police walking on the street, bicycle police, and motorcycle police. The bicycle police and 
police walking the streets also act as ambassadors for the City by helping merchants and visitors to the 
City with problems and answering questions. 
 
The City has expanded the number of firefighters, and all firefighters have been involved in training 
related to high-rise fires and emergency response situations. 
 
The Department of Public Safety holds quarterly meetings with private sector security directors.  These 
are generally security personnel from retail stores as well as the management/security of the Galleria and 
Westchester malls. 
 
The Department of Public Safety has provided training to a broader array of security officials, particularly 
in the area of domestic preparedness. For example, Public Safety hosted a three-hour-long conference at 
Pace University that approximately 100 people attended. Public Safety has also hosted training on 
weapons of mass destruction and bombings, with 50 - 100 people in attendance. The Department 
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regularly reaches out to religious institutions during specific "threat" periods, and meets regularly with 
hospital officials from White Plains Hospital and NYP Hospital on emergency preparedness issues. 
 
The Fire Bureau meets regularly with private security and building managers regarding fire prevention 
and other issues.  Public Safety also works closely with Pace University and Berkeley College security 
personnel regarding crime and fire prevention. 
 
The private security personnel are an adjunct to the City’s public safety efforts, but they do not augment 
City services in any way. 
 
The City’s high-rise buildings are very well protected by physical systems required as part of the 
buildings’ design and construction. These include fire and smoke detection systems, smoke purge 
systems, etc.  Additionally, the Public Safety Department has a very aggressive fire inspection system and 
education program for building operators.  Public Safety is targeting high-rise buildings for public 
education during fire prevention week, and is developing specialized educational programs.  The 
Department regularly reviews its equipment, training, staffing, etc., to respond to high-rise and other fires. 
 
Public Safety has not experienced Federal- or State-mandated programs or expenditures which have been 
unfunded at the level of the mandate. 
 
To date, the City has received approximately $1 million in federal grants related to specific programs 
(police overtime, specialized equipment (police and fire) and training). The Public Safety Department has 
sent fire and police personnel to federally sponsored training in various locations regarding weapons of 
mass destruction. White Plains is recognized in the County and the State for having some of the best 
trained and equipped specialized teams, and the Department is constantly striving to increase their levels 
of expertise. 
 
e. Strategies 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for Public Safety 
and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
 
 

C Maintain the Public Safety Building and its information and communications infrastructure at the 
highest level possible. (Ongoing; see Capital Improvement Program Appendix.) 

 
C Provide for expansion and enhancement of the City's public safety technological capabilities in all 

physical improvements to facilities. (Ongoing; see Capital Improvement Program Appendix.) 
 

C Retain and improve the fire and police training area in a manner consistent with preservation and 
protection of the watershed. (Ongoing; see Capital Improvement Program Appendix.) 

 
C Achieve the optimal mix of fire stations to provide for the efficient response to fire calls and 

dispatch of fire fighters and equipment.  (This recommendation does not necessarily support a 
reduction in the number of fire fighters or equipment to achieve the optimal mix of fire stations.) 
(Ongoing; see Capital Improvement Program Appendix.) 
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C Continue, integrate, and expand (where possible) existing emergency response programs and 
mutual aid agreements. (Ongoing; see Capital Improvement Program Appendix.) 

 
C Expand, to the maximum extent possible, the problem oriented policing program (“POPS”) and 

the Youth Division. (Ongoing.) 
 

C Continue to expand the fire prevention training programs and fire prevention code enforcement. 
(Ongoing.) 

 
f. 2006 Comprehensive Plan Update Strategies 
 
 * Ensure that members of the Police Bureau's Emergency Service Unit and Special Response Team 

are trained and equipped to respond to terrorist threats and other emergencies. 
 
 * Ensure that members of the Fire Bureau's Hazardous Materials Unit and Technical Rescue Unit 

are trained and equipped to respond to terrorist threats and other emergencies. 
 
 * Expand the level of community involvement in the Community Emergency Response Team 

(CERT) as well as community education. 
 
 * Ensure full compliance with Federal and State mandates for public safety. 
  
 * The physical improvements to Public Safety facilities, and the programs operated by the 

Department of Public Safety, are consistent with the strategies recommended in the 1997 
Comprehensive Plan and should be continued. 

 
3. PUBLIC WORKS FACILITIES, INFRASTRUCTURE AND ESSENTIAL SERVICES 
 
a. Vision Statement 
 
The Plan's vision for the City's essential public works facilities and services, and for its infrastructure, 
is to continue to provide, on a planned basis, the highest possible quality of facilities and services, and 
to maintain the highest possible level of public infrastructure possible within the constraints of the 
City's fiscal resources and debt limits. 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

Dating back to the first Comprehensive Plan in the late 1920's, providing and maintaining quality 
public facilities and infrastructure has been one of the City's highest priorities.  The City's Charter 
assigns responsibility for the maintenance and operation of most of the City's facilities and 
infrastructure to the Commissioner of Public Works.  The municipal buildings and facilities which 
wholly or primarily serve public works functions are 111 South Kensico, the Highway Bureau Garage 
at 140 South Kensico, and the Gedney DPW facility.  The City's infrastructure includes the public 
water supply and water distribution system, sanitary sewer and storm drainage lines, utility structure, 
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and all City roads and bridges.  The Department of Public Works is also responsible for the delivery 
of many essential municipal services, including solid waste collection, recycling and street cleaning. 

 
c. 1997 Analysis 
 
The City of White Plains has a long history of providing for its municipal facilities and infrastructure on a 
planned basis through a comprehensive capital planning process including the annual adoption of a rolling 
five-year Capital Improvement Plan. Municipal services are funded annually through the City's annual 
budget. 
 
During the 15-year time frame covered by this Plan, it is anticipated that there will be both positive and 
negative changes in the City's economic condition, resulting in changes in the level of fiscal resources 
available to the City for maintenance and improvements to its public facilities and infrastructure and for 
the provision of services such as solid waste collection, street cleaning, snow and leaf removal and 
recycling. The City should continue to use its capital planning process and its annual budgeting process to 
plan for current and future facility and infrastructure needs, and to establish appropriate service levels and 
improve service delivery with clear goals for municipal service levels and measurable performance 
standards. 
 
Through the City's Budget and Management Advisory Committee, the City has been developing 
additional economic and budget forecasting tools to provide a better information base for establishing 
budgetary goals and objectives. This information will enable the City to be better informed in all aspects 
of its capital and annual fiscal planning. 
 
The strategies set forth below for municipal facilities, infrastructure and services are provided to help 
guide the City in establishing its capital and annual budgeting goals. It is strongly recommended that the 
City apply these strategies in the context of the existing capital and annual budgeting processes, both of 
which are highly effective planning and budgeting processes, based on sound performance goals, 
standards and measures for the City. 
 
d. 2006 Comprehensive Plan Update 
 
The Public Works strategy recommendations of the 1997 Plan have been implemented since the 
acceptance of the Plan, and continue to be implemented through the Capital Improvement Program. 
 
 (1) City Buildings 
 

The 1997 Plan emphasized the importance of maintaining all City Buildings. It took particular note of 
City Hall and the Library, which are discussed above. Other City buildings, such as the Public Safety 
Building and the fire stations, are addressed in the Plan and in this report under Public Safety.  The 
Gedney Way Recreation Building is addressed under Recreation and Parks. 
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(2) Public Works Facilities 
 
The DPW facility at 111 S. Kensico was the City’s principal Public Works facility at the time of the 
acceptance of the 1997 Plan.  The Plan recommended the relocation of the Youth Bureau from this 
facility to a more appropriate location for youth.  Since the acceptance of the Plan, the Youth Bureau 
and its services were relocated to Eastview School.  The space available to the Youth Bureau has 
been significantly expanded and upgraded.  The access to parking, transportation, and recreational 
facilities - including school gyms - has improved.  The relocation of the Youth Bureau took place as 
part of the sale of the City’s 111 S. Kensico DPW facility to a private developer for the development 
of a supermarket and parking garage.  The new location includes a large Digital Divide computer 
center and new activity space and offices.  This space is more accessible to youth, and represents a 
more positive image for the youth and for the City.  

 
The 111 S. Kensico DPW Facility has been 
relocated to Brockway Place; the Purchasing 
Department has been relocated to a new facility 
on Westchester Avenue just before the 
overpass.  The Brockway Place site for the 
DPW facility, and the cost of constructing this 
new facility, were funded as part of the 
development of the 111 S. Kensico site, and the 
private parking garage and Stop & Shop 
supermarket.  

 
The Public Works Garage located at 140 S. 
Kensico has been maintained at its S. Kensico 
location.  Substantial capital improvements to the garage have been made since FY 1998/99.  Since 
the acceptance of the 1997 Plan, responsibility for the maintenance of the City’s parks and park 
facilities was transferred to the Department of Public Works, and has been consolidated with the 
maintenance services of that department for all other public facilities and lands. 

 
The other principal Public Works facility is the Gedney Way DPW Facility, which includes the 
temporary storage of recyclables, leaf composting, City tree farm, snow piling during winter, and 
some materials storage.  The City’s policy as articulated in the 1997 Plan continues to be to retain the 
Gedney DPW facility.  However, consistent with the recreation and parks recommendations of the 
1997 Plan, a portion of the Gedney DPW facility was used for the construction of the Little League 
Ballfield, and a portion was dedicated as part of the City’s Greenway (see Recreation and Parks 
section).  

 
 (3) Water Supply 
 

In the aftermath of September 11, 2001, the City has taken significant steps to protect the City’s water 
supply.  Capital improvements for the City’s water system are funded primarily by water rates.  
However, the Public Works Department has also undertaken an aggressive program of seeking 
federal EPA funds to support the major capital improvements, such as Dam Rehabilitation and CAPS.  
The filtration system is funded through the Water Fund and grants.  The Capital Improvement 
Program includes funding for each of the next five years for Miscellaneous Water Line 
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Reconstruction, with $1,000,000 for 2004-05 and $750,000 for each of the next four years.  Other 
specific projects are also listed in the Capital Improvement Program.  

 
The City continues its policy of maintaining a self-sufficient water fund and imposing usage-based 
water charges.  The Water Fund is a self-supporting fund, and debt service in the Water Fund is paid 
exclusively from water usage fees or grants, not from property tax or sales tax.  The Budget and 
Management Committee makes regular reviews of the water rates, and makes recommendations to 
the Common Council for adjustments in those rates.  The City has recently established a new 
schedule for large consumption users to properly allocate costs to the demand generated by these 
users.  These adjustments have ensured that increased costs due to large user consumption are not 
allocated to the homeowners.  The City continues to preserve the City Watershed Area and prohibit 
development for recreational or other public purposes.  The City has dedicated certain additional 
City-owned land adjacent to the watershed area as protected area to further protect the Watershed.  In 
light of the terrorist threat, the protection of the watershed has become even more critical. 

 
The City, through its programs of water meter replacements, improved water usage monitoring, and 
establishment of usage-based water charges, has been addressing the high cost of water purchased by 
White Plains from the New York City system, and the problem of potential water shortages in the 
region.  The City is also using new technology to reduce water usage in City facilities. 

 
 (4) Infrastructure other than water supply 
 

Consistent with the 1997 Plan recommendations, the City continues to maintain the highest level of 
infrastructure.  As recommended in the 1997 Plan, each year, the Capital Improvement Program 
provides a base funding for each major category of infrastructure, other than water supply, including 
sanitary sewer, storm drainage, roads and bridges.  In addition, other specific projects are funded on a 
planned basis.  

 
For sanitary sewer maintenance and upgrades, approximately $250,000 is allocated annually.  In 
addition, major reconstructions, such as the Longview Avenue Sanitary Sewer Phase I and II 
improvements, are scheduled consistent with the overall capital program budget.  For each of the next 
five years, the Capital Improvement Program includes $250,000 for Miscellaneous Sewer 
Reconstruction. 

     
Approximately $150,000 is allocated annually for storm water management and drainage. The Capital 
Improvement Program includes $150,000 each year for the next five years for Miscellaneous Sewer 
Reconstruction. 

 
The Capital Improvement Program includes funding of $1,000,000 for each of the next five years for 
Miscellaneous Road Reconstruction.  Additional projects are shown in the Capital Improvement 
Program.  

 
Infrastructure improvements necessitated by specific private commercial developments are 
principally funded by the project developers.  Examples include infrastructure related to Bank Street 
Commons, The Jefferson, City Center and 221 Main Street.  The latter project includes constructing 
the Court Street Extension.  The only major capital improvement that was not funded by the 
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developer was the widening of the intersection at Maple Avenue prior to the opening of Fortunoff’s 
The Source.  

   
 (5) Public Works Services 
 

There has been no significant change in public works services to City residents since the acceptance 
of the 1997 Plan.  Garbage collection, recycling collection, compostable material collection, and 
water metering have been expanded as a result of the significant number of single-family residences 
and small multifamily projects, approved in the early to mid-1990's, which have come on line since 
1998.  These services have not been substantially increased in the downtown, as most new 
developments utilize private carters for both garbage collection and recycling.  As part of the site plan 
approval process for all projects, the developer is required to prepare and submit a Solid Waste 
Management Plan and provide space in the development for collection of recyclables.  Private 
collection of recyclables in commercial developments is required. 

 
In the downtown, the City works closely with the Business 
Improvement District, which, through its special assessment 
tax, augments City services within its district.  The BID was 
established by, and works very closely with, the City, to 
promote downtown revitalization.  A few of the principal 
activities of the BID include the Farmers Market, Clean 
Sidewalks Program, programming of daytime and evening 
activities at the Fountain Plaza, and programs marketing 
City businesses. 
 

 
 
 (6) Technology 
 

In 1998, the City commissioned a detailed technology study covering all City departments and 
services.  A technology consultant was retained to prepare a technology plan.  That plan has been 
prepared, and the IS department operates pursuant to that plan.  The City experienced no technology 
problems with Y2K.   Also, in the aftermath of September 11, 2001, the departments of Public Safety, 
Information Services and Public Works have developed new technological protocols and safety 
programs to protect the City’s electronic infrastructure. 

 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Public 
Works Facilities and address the issues raised in the 1997 analysis. The underlined text addresses the 
issues and recommendations of the 2005/2006 Comprehensive Plan Review. 
 

C Locate the Youth Bureau and its services at a site which provides an attractive setting for youth 
activities, and which has convenient access to parking, transportation, and recreational facilities. 
(Relocated to Eastview School.) 

 

Farmers Market 
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C Encourage the unified redevelopment of the northern Westchester Avenue frontage between the 
City line and the terminus of Bloomingdale Road for commercial uses, possibly including a 
supermarket, if provisions can be made to ensure the relocation of all DPW, Recreation, 
Purchasing, and Youth Bureau functions to alternate locations within the immediate vicinity with 
costs of the relocation borne through the redevelopment project. (Completed.) 

 
C Maintain in good repair, and upgrade, including technologically, the Department of Public Works 

Highway Bureau Garage at 140 South Kensico, at its current location. (Ongoing; see Capital 
Improvement Program Appendix.) 

 
C The Gedney DPW facility should be retained to provide adequate space for current and future 

yard waste and leaf composting activities (with necessary buffers as required by the State 
Department of Environmental Conservation), and to provide space for other critical DPW 
functions. (Retained as stated.) 

 
C Develop a space utilization plan for the Gedney DPW facility to ensure sufficient space now and 

in the future for critical DPW functions, and to determine the amount of space that can be 
allocated to meet other critical City objectives, such as the expansion of Gillie Park and the 
development of the White Plains Greenway. 

 
C The Gedney DPW facility should continue to be used to hold recyclables, as it has the least 

impact on City residents. (Ongoing; see Capital Improvement Program Appendix.) 
 

C Continue to provide municipal water through a self-sufficient Water Fund which imposes usage-
based water charges on all users, including otherwise tax-exempt properties. (Ongoing; see 
Capital Improvement Program Appendix.) 

 
C Ensure that the water rates are sufficient to meet the current and long term capital needs for 

preserving and upgrading the City's water system. (Rates are updated on regular basis.) 
 

C Fund a water filtration system for the City's two reservoirs through the Water Fund. (Ongoing.) 
 

C Preserve the City Watershed Area as a protected area, and prohibit development for recreational 
or other public uses in this area. (Mandated by City; ongoing; see Capital Improvement Program 
Appendix.) 

 
C Maintain and protect the quality and effectiveness of the city's infrastructure, including sanitary 

sewers, storm drainage, water lines and distribution system, roads and bridges, on a planned 
basis. (Ongoing; see Capital Improvement Program Appendix.) 

 
C Continue to plan funding for capital improvements consistent with the City's adopted Capital 

Improvement Program performance goals. (Ongoing; see Capital Improvement Program 
Appendix.) 

 
C Aggressively pursue outside funding to pay for infrastructure maintenance and improvements. 

(Ongoing; see Capital Improvement Program Appendix.) 
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C Continue City policy that all public facility and infrastructure improvements necessitated by new 
development be funded to the maximum extent feasible by those new developments. (Ongoing; 
see Capital Improvement Program Appendix.) 

 
C Maintain high-quality residential service for garbage collection, because this represents an 

important “quality of life” service provided by the City; review this service as technology, costs, 
and federal and State mandates change. (Ongoing.) 

 
C Continue to pursue an aggressive recycling collection program. (Ongoing.) 

 
C Continue to ensure that the responsibility for commercial recycling, and the disposal costs 

associated therewith, are borne by the commercial sector. (Ongoing as part of project approval 
process.) 

 
C Develop a technology plan and, whenever possible, provide for the expansion and upgrading of 

the City's telecommunications, data transmittal and other technological functions, and introduce 
new technologies as appropriate to improve efficiency and effectiveness of facilities and services. 
(Technology Plan prepared and being implemented; see Capital Improvement Program 
Appendix.) 

 
C Encourage the development of a Business Improvement District (BID) which can, among other 

things, augment City services in the downtown. (Completed; works closely with City on 
downtown services.) 

 
f. 2006 Comprehensive Plan Update Strategies 
 
 * In light of post-September 11, 2001 threats to public safety and infrastructure, maintain a high 

level of protection for the City’s water supply. 
 
 * Recognizing the growing demand for water usage in the community, the City should implement 

water conservation programs and require water saving technology in new construction and major 
building renovations for both residential and commercial properties. 

 
 * Continue to provide a water rate structure which charges higher rates for larger users to 

encourage conservation and properly reflect the cost of water consumption. 
 
4. SCHOOL DISTRICT FACILITIES 
 
a. Vision Statement 
 
The White Plains school system, which serves over 6,000 students, is an important community resource 
that contributes to the City's attractiveness for young families and provides its residents with valuable 
recreational facilities and open space amenities. The Comprehensive Plan envisions continued and 
enhanced cooperation between the City and the School District in coordinating resources, including 
joint planning, to help ensure the continued high quality of the school system and ensure that its 
facilities can adapt to the changing needs of the City's population throughout the period of the Plan. 
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b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

School facilities, which are shown on the accompanying map, include the High School, the Highlands 
and Eastview Middle Schools, five elementary schools (George Washington, Post Road, Church 
Street, Mamaroneck Avenue and Ridgeway), and the Rochambeau Community School.  School 
administrative functions are centered at the Educational House, located to the south of the High 
School, just off North Street.  In addition to providing educational services, the school’s indoor and 
outdoor facilities provide citywide recreational opportunities.  

 
c. 1997 Analysis 
 
The purpose of the Comprehensive Plan is not to examine or analyze the operation of the School District 
of the City of White Plains. The Comprehensive Plan is not a plan for the School District. However, the 
schools represent an important component of the community, in relation to the importance of quality 
public education in the community and property values, and in relation to the joint use of School District 
facilities by the City. The opening or closing of a school has a tremendous impact on the community as a 
whole, as it generally relates to system-wide organization, and most particularly to the neighborhood in 
which the school is located. Since the adoption of the 1977 Comprehensive Plan, the School District has 
undergone several reorganizations, and several schools have been closed and some reopened in whole or 
in part. Decisions regarding school facility changes, particularly school openings and closings, should 
involve both the City and the School District, and the City should jointly participate in planning for the 
reuse of any closed school facility. 
 
Although a Joint Facilities Committee composed of key officials from the City and the School District 
has been in existence since the separation of the City and the School District in the 1940's, the scope of 
activities undertaken by that committee for most of its history has not involved long range fiscal or 
facilities planning, nor has it addressed programmatic issues. 
 
Since 1994, the functions of the Joint Facilities Committee have expanded, and the degree of cooperation 
between the City and the School District has increased, including the holding of several joint meetings of 
the Common Council and the Board of Education. During the development of the 1997 Comprehensive 
Plan, several of the citizen task forces, particularly the Community Facilities Task Force, the 
Comprehensive Plan Management Group and the Implementation Task Force, called for greater 
cooperation and joint planning between the City and the School District, particularly with reference to the 
utilization and disposition of City and School facilities, including school closings or openings and long 
term capital planning. It was recognized that for the limited resources of the City and the School District 
to be used most efficiently, better joint planning of long range capital investments was necessary. In 
furtherance of the recommendations of the Citizen Task Forces and the Management Group, in 1996-97, 
the Common Council and the School District adopted their first joint five-year capital plan. The areas 
which currently afford the greatest opportunity for joint facility management are recreation and 
communication, and information technology.  In addition to the strategies listed below, which relate 
primarily to the necessity for continued and expanded joint planning and cooperation between the City 
and the School District, other strategies related to school facilities appear throughout the Plan. 
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d. 2006 Comprehensive Plan Update 
 
Since the beginning of FY 1998, the City and School District have expanded their coordination and 
cooperation at the staff and policy-making levels.  The City and School District have been actively 
involved in designing and executing joint capital projects which benefit both the schools and the 
community at large.  Both the Mayor and Superintendent of Schools attend the Joint Facilities Committee 
meetings and deliberations.  The City and School District prepare an annual Joint Facilities Capital Plan 
and a Five-Year Joint Facilities Capital Plan, which include all capital projects of the City and School 
District affecting jointly used facilities.  The City and School District have jointly funded a number of 
recreation improvements and technology improvements, which are shown in Appendices ** and **.  The 
City has also created computer centers at City and Public Housing facilities which are linked to the 
School District system, including Lake Street Public Housing, Schuyler DeKalb Public Housing and the 
Youth Bureau at Eastview School.  Each of these centers is networked with the School District system so 
that students can access homework and school resources, as well as the Internet.  The City and School 
District developed, and are executing, a joint capital program for a City/School District phone system.  
The City’s DPW Engineering Department provides engineering and project management services to the 
School District for major capital projects. 
 
No new school buildings have been constructed, nor existing buildings demolished.  The High School has 
undergone major reconstruction and expansion.  The School District has prepared a space needs analysis, 
and is currently reviewing a substantial school facility upgrade and expansion program. The School 
District is now considering options for Post Road School, including building a new school on its existing 
site, and determining the cost and feasibility of relocating this facility.  
 
There is now significant increased cooperation between the City and the School District in capital 
planning for facilities jointly used by the City and School District. The joint capital program and plan 
recommended by the 1997 Plan has been implemented through the Joint Facilities Committee’s creation 
and continued development of a joint annual and five-year capital plan for facilities shared by the City 
and the School District. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the City Hall 
and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
 

C Continue coordination and cooperation between the City and the School District at both the staff 
and policy-making levels regarding utilization and disposition of City and School District 
facilities, resources and application of technology.  (Ongoing.) 

 
The City and the School District should jointly participate in the planning of the reuse, 
demolition, or redevelopment of school facilities and the development of new school facilities, if 
needed. Such joint planning should include assessment of zoning, environmental, neighborhood 
character and community facilities impacts of the proposed actions.  The City and School District 
should coordinate and work jointly in the consideration of the closing, relocation or construction 
of new schools on sites not already owned by the School District.  
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C The Joint Facilities Committee of the City and the School District should continue to explore 
ways in which the City and the School District can cooperate and collaborate on facilities 
operation and maintenance, and on capital improvements.  (Ongoing.) 

 
C To provide for more efficient and effective use of the City and School District's collective 

resources, the City and the School District should develop better means of communicating with 
one another and with the community at large about available facilities, programs and services 
using the technology now available and the new technology being installed by the City and 
School District. Information sharing between the City, the School District, private schools and 
community organizations should be coordinated and centralized. This supports recommendations 
with regard to recreational resources and the Library found in other sections of this report.  
(Ongoing.) 

 
 * The City and School District are separate governmental entities which must coordinate and 

cooperate, but neither the City nor the School District should be engaged in planning the 
operation or resource allocation of the other entity. 

 
5. RECREATION AND PARK RESOURCES 
 
a. Vision Statement 
 
In addition to the theme of open space preservation which runs throughout the previous 
recommendations for the geographic planning areas, the Plan contains a vision for open space and 
recreational resources that includes better integrating public open space into the fabric of the City's 
neighborhoods through an interconnected open space system, adapting the now under-utilized Library 
Plaza as an outdoor cultural activity center, creating additional recreational opportunities through the 
construction of ballfields and passive open spaces, and achieving new parkland through the 
development review process. The high-quality municipal recreational facilities, already recognized 
throughout the county, will be maintained and expanded to adapt to the changing needs of the City's 
population pursuant to a long range Recreation and Parks Master Plan to be developed consistent with 
the goals of this Comprehensive Plan. With improved access to a wider variety of recreational, cultural 
and leisure time options, the City will improve the well being of its residents and foster a more vibrant 
and active community life. (See also F. Environment, Open Space and Historic Resources.) 
 
b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

The quantity and quality of the City’s recreation and open space resources is critical to the quality of 
life in the community.  White Plains residents, workers and visitors enjoy a wide range of both public 
and private resources. There are existing public facilities and resources that serve all age groups in the 
community, with special programs and facilities for residents with special needs.  The public 
recreation resources in the community, which are usually identified as the municipal recreation 
resources, are owned by either the City or the School District.  Seven athletic fields, tennis courts at 
several locations, the covered ice rink, two outdoor swimming pools, several neighborhood 
playgrounds, and several nature areas are owned by the City and operated and maintained by the 
Department of Recreation and Parks.  The School District owns seventeen athletic fields, an indoor 
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swimming pool, all the public gymnasia and school auditoria and theaters.  The location and facilities 
of the public recreation and open space resources are shown on the following map and table. 
 
The School District facilities are available to the City for programming after school, and after school-
related activity needs are met.  These facilities are programmed through the Department of Recreation 
and Parks.  The City/School District Joint Facilities Committee, created as a result of the separation 
of the School District from the City by the State of New York, is a staff-level committee responsible 
for coordination of the use and maintenance of City and School District facilities. 
 
In addition to the active recreation resources of the City and School District, the City also owns and 
maintains several passive recreation and nature areas throughout the City.  A number of indoor 
facilities also exist.  

 
c. 1997 Analysis 
 
In reviewing the City’s recreation and open space resources in 1997, several issues were identified as 
critical to the City’s ability to meet the recreational and open space needs of the community into the 21st 
century: 
 

C There is an inadequate supply of athletic fields owned and operated by the City and the School 
District. 

 
C The mix of field types is not optimal based on current and projected demands within the 

community for baseball, softball, soccer, and lacrosse. 
 

C There has been a significant change in the mix of the population in the community both in terms 
of age groups and racial/ethnic mix, creating demands for new types of recreation programming 
and a new mix of recreation and open space resources. 

 
C The City must comply with federal mandates, most particularly those dictated by the Americans 

With Disabilities Act (ADA). 
 

C Many recreation and open space facilities and programs are underutilized by residents. 
 

C There exists the potential to link together significant open space and recreation resources in the 
community through a system of trailways and green space connections.  A concept plan for such 
a system accompanies the 1997 recreation and open space strategies. 

 
d. 2006 Comprehensive Plan Update 
 
1) Recreation and Parks Master Plan 
 
By far the most important recreation recommendation of the 1997 Comprehensive Plan was the 
preparation of a Recreation and Parks Master Plan.  The last Recreation and Parks Master Plan prepared 
by the City was done in 1961.  During the preparation of the 1997 Plan, the Community Resources Task 
Force spent a substantial portion of its time defining what should be contained in the Recreation and 
Parks Master Plan. 
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The City worked with outside recreation planning consultants and staff to prepare a comprehensive 
Recreation and Parks Master Plan, which was presented to the Common Council in October 2001. 
 
This Plan includes analysis and recommendations regarding programming, including: special events 
programming, recreation administration, budgeting and management, new facility needs, land acquisition, 
and analyses and recommendations regarding each individual park and facility.  For each park and 
facility, the Plan provides a detailed description of the facility, its usage, amenities, environmental 
features, historic significance and capital improvement needs.  The extensive Plan provides a road map 
for the City, School District, Library and Public Housing for recreation and open space planning.  The 
Recreation Master Plan encompasses all of the strategies listed in the 1997 Comprehensive Plan.  The 
Recreation and Parks Master Plan has served as a guide to the Recreation Department for both capital 
planning and programming since 2001, and incorporates the City’s natural resource and open space 
policy. 
 
The Recreation and Parks Master Plan states clearly the City’s commitment to the retention of public 
ownership of recreational land, facilities and open space presently owned by the City or School District, 
and describes plans for improving these facilities and acquiring access to new open space and the 
development of new facilities. 
 
Both the Recreation and Parks section and the 
Implementation section of the 1997 Plan emphasized 
the importance of increasing the City’s supply and 
quality of athletic fields.  This has clearly been a high 
priority since 1998, as demonstrated by all of the new 
ballfields created, upgraded and accessed since that 
time.  There has clearly been a substantial public 
investment in the City’s recreation resources, 
including the construction the Little League ballfield, 
new fields and track at Eastview School, new field at 
White Plains High School, Gillie Park Parking Lot, 
Liberty Park, Gardella Park Improvements, Battle Hill 
Playground, White Plains Performing Arts Center, 
Renaissance Plaza, Tibbits Park Improvements, and the 
Sculpture Garden.  It is important to note that both Renaissance Plaza and the Performing Arts Center 
were created with private and State and Federal funds, not local tax dollars. 
 
The Capital Improvement Program continues to implement the recommendations of the 1997 Plan with 
respect to recreation facility improvements.  As noted, the Recreation and Parks Master Plan sets forth 
proposed capital improvements for each park and recreation facility.  The programming section of the 
Recreation and Parks Master Plan provides as inventory of existing programs and a range of new 
programming options to be developed. 
 
The Recreation and Parks Master Plan also addresses general administration of the City’s recreation 
programs, as well as program outreach, improved program access, and how to meet transportation needs 
for program participants. 

Renaissance Plaza 
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The City has aggressively addressed the recommendations of the 1997 Comprehensive Plan with respect 
to recreation and parks, and the Recreation and Parks Master Plan provides a comprehensive guide to 
future planning for the City’s recreation programming, facilities development and management, open 
space acquisition and development, and environmental education. The 1997 Plan generally discusses the 
importance of environmental education, but does not address any strategies specific to this issue.  The 
City’s Environmental Protection Initiative specifically stresses the importance of environmental 
education, and the publication “NATURE” addresses this issue directly.   
 
2) Recreation Facilities 
 
The Capital Improvement Program Appendix ** lists the new and upgraded recreational facilities 
developed since the acceptance of the 1997 Comprehensive Plan. 
 
Slater Center has been identified as a City facility which is not being used to its maximum extent or best 
benefit to the community. It has been suggested that a joint facilities committee, similar to that in which 
the City participates with the School District, be created to assess the future use and needs of this facility. 
 
The City continues to seek an appropriate location for a playground in the Carhart neighborhood. The 
development of a playground in this neighborhood is also a recommendation of the City’s Open Space 
Acquisition Committee. As part of private development at DeKalb and Maple Avenues, the developer has 
agreed to establish an approximately 4,000-square-foot playground. 
 
The Little League Field has been constructed at Gillie Park, in a northern portion of the Gedney DPW 
facility.  This field, along with other fields at Gillie Park, has been provided with night lighting.  The 
Gillie Park fields have also been provided with a sprinkler system, as has the Little League Field. 
 

Three new recreation facilities have been added to the City’s 
inventory since 1998.  The White Plains Performing Arts 
Center is a 400+-seat performing arts venue providing space 
for local performance groups, presented events and events 
produced by the managing entity, White Plains Performing 
Arts Center, Inc.  Renaissance Plaza is a complete 
reconstruction of the former Main-Mamaroneck Plaza which 
includes a musically programmed fountain and seating areas.  
Both the Performing Arts Center and Renaissance Plaza were 
funded with private and non-local public grants.  Liberty Park 
was created as part of the City’s Open Space Initiative, 
described below. 

 
3) Open Space 
 
In January 2001, the Mayor issued his Open Space Initiative.  In September 2001, the Common Council 
adopted the Open Space Acquisition and Natural Resource Management Plan, which establishes the rules, 
procedures and methods for acquiring additional open space.  This management plan is incorporated into 
the Recreation Master Plan, and is used as part of the City’s Capital Improvement Program planning. 
 
The Open Space Acquisition Advisory Committee made a series of recommendations for the acquisition 

Liberty Park 
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of new open space in the City.  Since the recommendations of the Committee were made, the City has 
been working aggressively to acquire or ensure the preservation, through appropriate agreements and 
municipal actions, of the open space recommended by the Committee.  Already, the City has acquired - 
either directly or by lease - over 40 acres of new open space, including the D’Elia property on the south 
end of the Greenway; the Ben-Simon Property between the D’Elia property and the Greenway, which also 
will enable a connection to the Ridgeway Nature Trails; and Liberty Park, adjacent to Silver Lake Park 
and Delfino Park.  A trail is being created along the east branch of the Mamaroneck River from Liberty 
Park into Delfino Park.  Innovative funding techniques, plus agreements with the County on the Liberty 
Park and the Pettinichi property have enabled the City to acquire access to over 40 acres of new open 
space. In addition, over 16 acres of additional land has been preserved.  This program has been 
recognized by the Westchester Land Trust and the Trust for Public Land as a unique and innovative 
technique for open space acquisition.  The City received a commendation from the Westchester 
Municipal Planning Federation in June 2005 for its open space acquisition program. 
 
The initiative described above has been implemented by the following: 
 
 (I) The City initiated an agreement with Westchester County to lease to the City the former 

Dellwood Dairy site on St. Mary’s Lake to develop Liberty Park, protecting this unique natural 
resource and providing the City with its first access to a lake for water recreation.  The area has 
been improved as a passive park with water activities and environmental education programming. 

 
 (ii) The City initiated an agreement with Westchester County and the developer of 17 affordable 

housing units on the former Pettinichi property to preserve eight acres of this 10-acre site as a 
habitat nature preserve. 

 
 (iii) The City has acquired the D’Elia property and the Ben-Simon property to add to its open space 

inventory of environmentally sensitive land.  This property will be developed with environmental 
education trails connected to the Greenway and the Hillair, Rocky Dell and Reynal Park 
neighborhoods. 

 
 (iv) As noted elsewhere in this review, the Recreation Master Plan contains an Environmental 

Management Program for the management of recreational land, open space, and environmentally 
sensitive land, using Best Management Practices.  These practices are used by the City in the 
management of its resources and encouraged for use by other owners of open space in the City, 
such as the golf courses. 

 
 (v) The Recreation and Parks Master Plan also includes a description and preliminary planning for a 

trail and nature center at Baldwin Farm. 
 
 (vi) The City has taken approximately 14.8 acres of its foreclosed and deed-in-lieu of foreclosure 

properties and dedicated this land to either public use as buffer to the watershed or dedicated such 
land as parkland. 

 
 (vii)The City has added almost one acre of land in the downtown for public access to privately owned 

open space. 
 
With regard to open space created through private residential subdivision development, since 1998, the 
Planning Board has not approved any large scale subdivisions that would generate land set aside for 
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recreational use.  There have been only 28 new lots created in the Outer Area Neighborhoods, and none of 
these have been on large properties.  However, as noted, approximately 8 acres of land is being preserved 
on the former Pettinichi property as part of subdivision of that lot into 17 units of work-force housing.  
 
4) Recreation Programming 
 
The 1997 Plan recommended expanded joint programming and program coordination with private and 
not-for-profit recreation providers.  This is discussed in detail in the Recreation and Parks Master Plan.  
The City’s Recreation Brochure provides detailed descriptions of programs offered to youth and the 
general public.  The Senior Center provides its own newsletter describing the range of programs and 
services provided to senior citizens. 
 
The City has established an “Arts in Education” program with the public and private school districts.  The 
Youth Bureau operates a joint program with the YMCA. The City continues to use German School fields, 
and Windward School uses City fields.  Gillie Park is Stepinac’s home baseball field.  Schools use the ice 
rink for after school programs and teams.  The City uses Westchester Community College fields for youth 
and adult soccer.  The City is responsible for the programming of a new adult soccer field constructed by 
the County at the end of the parking lot for Saxon Woods pool.  The Recreation Master Plan contains a 
detailed chart of all of the joint and shared programs, and includes recommendations for future 
programming by both the Recreation and Parks Department and Youth Bureau. 
 
5) Recreation Administration 
 
The first floor of the Recreation Administration building has been made ADA compliant, and serves as an 
information office for the Department.  The plans for City Hall expansion include the relocation of the 
Recreation Department administrative offices from Gedney Way to the more centralized City Hall, which 
is more accessible to residents and to public transportation, and will be ADA compliant. 
 
The Recreation Department has installed “RECTRACK,” a recreation management computer program 
that tracks, schedules and registers participants in recreation programs and provides a database of all 
users. 
 
The City has been making improvements to parking facilities at major recreational areas in the city, 
including Ridgeway School, Church Street School (which provides access and parking for Gardella Park), 
Gillie Field (which now also serves  the Little League Field and the Greenway), and Eastview School.  
Improvements to the Delfino Park parking are in design.  New signage is being developed.  
 
e. 1997 Strategies Updated to 2006 
 
With an existing system of public open space already in place and limited opportunities available for 
additional parkland, the following strategies are primarily geared towards improving, preserving and 
connecting existing public open space resources and privately-owned properties with significant open 
space components. 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the Recreation 
and Parks, and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
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C Develop a long range Park and Recreation Capital Improvement Program Plan to inventory and 
analyze the condition and use of all existing recreational facilities and programs of the City and 
the School District, and plan for future City needs.  The Park and Recreation Capital 
Improvement Program Plan should provide the framework within which most of the other 
recommendations can be implemented. It should include an inventory of existing City and School 
District facilities and a needs assessment of the community, to identify what types of recreational 
facilities and programs should be provided over the next 10-15 years. Using the inventory, 
utilization analysis, and needs assessment, the Park and Recreation Capital Improvement Program 
Plan should set forth a 10- to 15-year capital plan for the preservation, maintenance, and 
upgrading of existing facilities and an acquisition and development plan for new recreational 
resources, including active and passive facilities. A similar ten-year plan is already in place in the 
Department of Public Works for water and sewer system improvements. This capital plan should 
include a priority listing of recreational and open space improvement needs and cost estimates 
that will be the basis for the Capital Improvement Program recommendations of the Recreation 
Department. The Plan should also assess where park redesign could increase the usable 
recreational facilities or enable a wider range of recreational uses to take place, such as 
overlapping fields or soccer fields within tracks.  Specific attention should be given to safety 
needs. 

 
Beyond recreation facilities, the Plan should include an inventory of City and School District 
recreation programs, and a program needs assessment; and should set forth what types of 
recreation programs the City and School District should offer, and how these should be 
coordinated with programs of other recreation providers in the community.  The Plan should 
incorporate an evaluation procedure for periodic assessment of the utilization rates, cost 
effectiveness, and availability of alternatives for the Recreation Department's program offerings. 
The Plan should also evaluate participation levels and eligibility criteria for City and School 
District recreation programs, and, to the extent possible, for programs offered by other public and 
private agencies. 

 
The primary recreation facilities strategy is the development of a Park and Recreation Capital 
Improvement Program Plan.  However, existing conditions, changing circumstances and funding 
availability may necessitate initiation of the following strategies prior to the completion of that 
plan. These strategies should nonetheless be built into the Park and Recreation Capital 
Improvement Program Plan. (Recreation Master Plan completed in 2001.) 

 
C Preserve and maximize the public use of all publicly-owned recreational and open space land and 

facilities, while conserving important natural features on the sites. (Major park improvements 
have been made, see Capital Improvement Program Appendix **)  
 

C Retain, in public ownership, the recreational land, facilities and open space presently owned by 
the City or School District. (Ongoing.) 
 

C Expand coordination and cooperation in the use and programming of existing City, School 
District and private recreational resources, such as the YMCA and YWCA, various religious 
institutions, hospitals and other organizations. (Joint Facilities Committee functions expanded to 
include Joint Capital Program.) 
 

C Develop a computerized database with information sharing between the major public and private 
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recreational and open space facility providers and users to enable better coordination and 
utilization of facilities.  (Completed; upgrades ongoing.) 
 

C Expand and improve recreational, leisure and community facilities for seniors, and develop a 
range of programs to address their diverse needs and interests. (Ongoing; see Capital 
Improvement Program Appendix.) 
 

C Develop an interpretive trail and nature center at Baldwin Farm. 
 

C Develop a playground in the Carhart neighborhood. (A small playground will be created by 
developer as part of approval for residential project on DeKalb Ave. at Maple Ave.) 
 

C Expand Gillie Field into the northern portion of the Gedney DPW facility site by developing 
additional athletic fields with night lighting.  (Little League field completed.) 
 

C In addition to the Gillie Field expansion, develop additional athletic fields on existing City or 
School District property where feasible, the number and locations to be determined in the Park 
and Recreation Capital Improvement Program Plan. (Ongoing; see Capital Improvement Program 
Appendix.) 
 

C Encourage other public and private owners of recreational land, facilities and open space to 
ensure development and use of facilities consistent with the conservation of the important natural 
resources on these sites. (Ongoing.) 
 

C Make all City-owned recreational land, facilities and open space open and available to all 
residents of the City, including providing adequate signage and parking. (Ongoing.) 

 
C Develop and maintain a system of interconnected open spaces, which may include trail systems, 

to connect open space and recreational resources in the community. A concept plan for such a 
system appears with these strategies. (Ongoing.) 
 

C To the extent that the recreational needs of the City, especially the need for additional athletic 
fields, cannot be met on existing City and School District property or on large parcels of land 
obtained through the land development process, the City should acquire the necessary land, with 
the amount and type to be determined in the Park and Recreation Capital Improvement Program 
Plan. (Ongoing; see Capital Improvement Program Appendix.) 
 

C Aggressively pursue funding from other public and private sources for recreational facility and 
open space improvements and expansion. (Ongoing; see Capital Improvement Program 
Appendix.) 
 

C Apply the City's land use regulations in such a way as to ensure that, for major properties to be 
developed, there should be lands set aside for recreational use that are accessible to all residents 
of the City in contiguous areas and configured in such a way that is useable. 
 

C Promote development of recreational facilities, entertainment centers and indoor activity centers 
in the downtown by both the public and private sector.   These should balance both the needs of 
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the residents of the community and the businesses and workers in the downtown. (Ongoing; see 
Capital Improvement Program Appendix.) 
 

C Relocate the Recreation Department administrative offices from Gedney Way to a location that is 
ADA compliant, more centralized within the City, and more accessible to residents and to public 
transportation. 
  

C Make the first floor entrance to the Recreation administration building ADA compliant, and 
maintain it as an information satellite office. (Completed.) 

 
f. 2006 Comprehensive Plan Update Strategies 
 
 * The City has made substantial progress in addressing the recreation and parks strategies contained 

in the 1997 Plan.  Key areas for continued action include: 
 
  (i)  Establish a joint facility review committee to examine the optimal use of the Slater 

Center.  The committee should include representation from Slater Center, Inc.; 
Departments of Recreation and Parks, Public Works and Planning; Youth Bureau; 
Housing Authority and tenant representatives; Mayor’s office; and the School District.  
Develop a plan for the use of the facility. 

 
  (ii)  Develop Baldwin Farm according to Recreation and Parks Master Plan. 
 
  (iii)  Develop a playground in the Carhart neighborhood (approved as part of private 

development project on DeKalb Ave.). 
 
  (iv)  Develop a parks and recreation signage program to better identify City resources. 
 
  (v)  Continue acquisition of open space through lease, purchase or conservation easement. 
 
  (vi)  Relocate Recreation and Parks Administrative Offices (see City Hall section). 
 
  (vi)  Assess space and program needs of Youth Bureau, and develop options for new facilities 

as needed. 
      
  (vii)  Assess space and program needs of Senior Center and develop options to maintain this 

facility. 
 
  (viii)  Develop Veterans Park at Tarrytown Road parkland.  This should be high priority for 

City. 
 
  (ix)  Dedicate as parkland the parcel on Ridgeway adjacent to the Greenway and the City-

owned parcel abutting the Greenway behind Railside Avenue. 
    
 *  Maintain all City parks and open spaces at the highest level.  
 
 * In considering options for Youth Bureau, examine Teen Center facilities and options. 
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 * Expand the City’s environmental education programs to include programs for youth and adults, 
interpretative educational trailways, and environmental signage identifying critical environmental 
resources, such as the installation of signs recognizing our local streams, to promote 
environmental awareness. 

 
 * Explore the long range feasibility of (a) creating an enclosed multi-purpose sports facility, and (b) 

placing one or more ballfields under a dome to enable year-round usage.  
 
6. ENVIRONMENT, OPEN SPACE AND HISTORIC RESOURCES 
 
a. Vision Statement  
 
The Plan's vision for protecting the natural environment and preserving critical open spaces appears 
throughout the Plan. Key to the Plan's vision is the protection of natural features and the unique open 
space attributes of specific parts of the City. The importance of preservation and enhancement of 
urban open spaces, such as the Library Plaza, is discussed in the Core Area section. The importance of 
protecting the limited natural areas, environmental features and lush surroundings of the City's older 
established neighborhoods in the Close-In Areas is covered in that section. The important open space 
role and the unique environmental features of corridors and large properties, such as North Street, 
North Broadway, Mamaroneck Avenue, New York Hospital, the golf courses, Burke Rehabilitation 
Center and the campus offices, are discussed in the sections on the Corridors, Major Properties and 
Outer Area Neighborhoods. 
 
In addition to the Plan's vision for the protection and enhancement of open space and environmental 
features on privately-owned property through both development controls and acquisition where 
appropriate, the City must also have a vision for the preservation and protection of publicly-owned or 
controlled open spaces and natural areas. It is these areas that represent the most secure open space 
and environmental resources for the community. The City and its residents must be the conservators of 
these critically important publicly-owned lands. 
 
The first and foremost element of the Plan's vision for the preservation and protection of public open 
space and natural areas is enabling all residents of the community to access and enjoy these areas and 
learn about our natural environment.  The best conservators of these important public assets will be 
the educated conservators. The second element in the Plan's vision for the preservation and protection 
of these areas is the proper maintenance and management of these resources. The third element in the 
vision is the integration of these public open spaces and natural areas into an overall open space 
network and trailway system connecting all sections of the City. 
 
Whereas protection of open space and natural environments in the City preserves the important link 
between the natural and man-made environments, protection and preservation of the City's historical 
assets provides an important link between today's and yesterday's man-made environments. The Plan's 
vision for the City's historic sites and areas is to preserve these important links to the City's past, 
including buildings, sites, sections of neighborhoods and landmarks. The Plan envisions a City which 
protects its historical assets and uses them to educate persons of all ages about their community's 
heritage. 
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b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

A basic resource utilized in the planning process has been the Conservation Advisory Council’s (now 
Conservation Board) 1992 Open Space Inventory. (See following Open Space Inventory Map.) 
 
The residential quality of life and attractiveness of White Plains as a place to visit and do business are 
closely related to the City's historical and open space resources.  With its position between the 
region's high density urban setting to the south and more rural areas 
to the north, White Plains is endowed with both cultural diversity and 
extensive open space.  Public recreational facilities, natural areas, and 
other open space uses account for approximately 30 percent of the 
City's total acreage.  Private open spaces associated with Core Area 
offices, major institutions, and residential developments are also 
important open space assets.   
 
Historical attractions are highlighted by the White Plains Historical 
Society's Heritage Trail.  Attractions along this route include the 
Jacob Purdy House, the First Presbyterian Church, the original village 
green of White Plains where Tibbits Park is now located, and 
numerous other sites related to the Battle of White Plains and the 
early settlement of White Plains.  Nineteenth- and 20th-century 
structures that are of historical significance and that are listed on the 
National Register of Historic Places include the mid-19th century 
Mapleton House and the Art Deco-style County Center. 

 
c. 1997 Analysis 
 
White Plains is an essentially built up community with an urban character in the Core Area and a 
medium-to-low density suburban character in its neighborhoods. White Plains is also a community with 
significant open spaces and natural areas. The protection of privately-owned open spaces and natural 
areas was discussed in the various land use sections of the 1997 Plan. Numerous strategies for improving 
the City's land use regulations governing development density and environmentally sensitive sites are set 
forth in the 1997 Plan, as are strategies for protecting the unique qualities of those areas of the City which 
have a significant open space character. 
 
The environment and open space issues facing the City in terms of publicly-owned or controlled open 
space and nature areas are different. Unlike privately-owned land, preservation of the open spaces and 
nature areas is not an issue, as the land is already controlled by the City, or, in the case of Silver Lake, 
Saxon Woods and Maplemoor Parks, and the parkways, by the County of Westchester. However, public 
access to, and protection of, these open space and nature areas through proper management are critical 
issues. Proper care and management of these assets requires dedication of capital resources and long 
range planning.  The 1997 Plan recommends that both of these issues be addressed in the Recreation and 
Parks Master Plan. A key issue identified in the 1997 Comprehensive Plan development process was the 
lack of information about, and access to, many of the City's nature areas. With the exception of the 
Watershed area, which is recommended to remain closed to public access to protect the water supply, the 
City must address the need to provide a means for its residents to access its nature areas. The 1997 Plan 

Jacob Purdy House 
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recommends that both of these issues also be addressed in the Recreation and Parks Master Plan.  The 
City must also address balancing the needs for active and passive recreation, as the Comprehensive Plan 
development process identified both as areas in which the City's resources are currently deficient. 
 
White Plains’ heritage is as diverse as its population, and each cultural, racial and ethnic group has its 
own history in the community. In addressing its past, and tying that past into the fabric of the City's 
present and future, the City will need to examine the local historical context of the development of the 
Core Area and the City's neighborhoods, as well as the historic quality of individual sites and landmarks. 
For example, the recommendations to revitalize the Ferris Avenue neighborhood should take into 
consideration the important role played by Ferris Avenue in the integration of new immigrant populations 
into the community, and should be sensitive to the architectural style and character of many of the 
residential and mixed use buildings on the street. 
 
Linking the different components of the City's diverse open space system, protecting valuable natural 
features from damage by development, and preserving and making important historical sites and features 
of the community accessible to the public, should be key elements of City policies. 
 
d. 2006 Comprehensive Plan Update 
 
1) Environment 
 
Since the acceptance of the 1997 Plan, the City has taken several steps to recognize the environment as an 
essential component of land use and community planning, and as a quality of life component.  Key policy 
actions taken by the City include: 
 
 1. Inclusion, as a policy objective of the City’s Recreation and Parks Master Plan, of the objective of 

“Environmental Management” of the City’s parks and open spaces.  This policy statement is 
included in this report as Appendix **. 

 
 2. Adoption by the Common Council of the White Plains Environmental Protection Initiative, 

including Part II, “Regulation of Open Space and Environmental Features on Private Property,” 
which sets forth the standards, guidelines and best management practices required to be applied 
by approving agencies for private development. 

 
 3. Preparation and distribution of “NATURE,” a compendium of environmental education projects 

all geared to White Plains and its environmental resources. 
 
 4. Adoption of the White Plains Endangered Species Program. 
 
Since the acceptance of the 1997 Plan, the City has taken significant steps to improve protection of the 
City’s environmental resources on both public and private land.  The 2001 Environmental Protection 
Initiative and 2001 Recreation and Parks Master Plan clearly establish the City’s commitment and 
obligation to meet the highest standards of environmental protection.  The 2001 Environmental Protection 
Initiative is a multifaceted program, including (a) management of publicly owned open space and natural 
resources; (b) procedures and standards for the acquisition of additional public open spaces and natural 
resources; and (c) regulation of open space and environmental features on private property. The 
Environmental Protection Initiative recognizes that regulations intended to preserve environmentally 
sensitive features are an overlay on other regulations, such as subdivision regulations and the zoning code 
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defining permitted development; and, where applicable, may limit the maximum amount of permitted 
development due to potential significant impacts on environmental features on a particular site.  
 
The City has expanded its program to protect and preserve trees on public property, including trees 
located in the public right of way.  The Department of Public Works has developed a computerized 
database of City trees.  Data is entered into this system, which contains information on the type, age and 
health of each individual tree.  The data can be accessed and new data entered from a handheld device in 
the field, enabling the database to be maintained on a current basis.  This data enables the City to assess 
the health of City trees, and take appropriate action to preserve these trees to the maximum extent 
practicable and remove diseased trees as appropriate. 
 
Since the acceptance of the 1997 Plan, the City has expanded its environmental review of projects.  Major 
projects in the Core Area are now all subject to SEQR reviews, including full DEIS and FEIS.  Projects 
such as the New York Presbyterian Hospital medical research and proton treatment facility and the St. 
Agnes reuse proposal are both subject to full SEQR reviews, including a full DEIS and FEIS.  The 
Planning Board continues to use the SEQR process to fully evaluate residential development on 
environmentally sensitive land. 
 
The City has strengthened its requirements for treatment of non-point source pollution such as oil and 
debris from roadways, fertilizers, pesticides and sediments draining directly into streams and waterways.  
The new NY State regulations with respect to storm water runoff on sites over an acre have been in effect 
since March 2003.  These regulations implement Phase II of the U.S. EPA National Pollutant Discharge 
Elimination System water quality program.  The City requires full compliance from all projects subject to 
these regulations.  Furthermore, in the City’s Environmental Protection Initiative, accepted by the 
Common Council in September 2001 and included in the City’s Recreation and Parks Master Plan, the 
City commits to continue to address the issue of water quality and non-point source pollution in planning, 
environmental reviews and project approval.  This commitment includes continuing municipal efforts 
regarding Phase II requirements of the State Pollutant Discharge Elimination System (SPDES) storm 
water program, which includes public education, public involvement, elimination of illicit discharges, 
control of construction site runoff, post-construction storm water management and pollution prevention.    
 
The Common Council and Planning Board, as approving agencies, are now requiring that each 
development be subject to a comprehensive Construction Management Protocol which addresses all 
aspects of the construction process, including, but not limited to, impacts on storm water runoff, air 
quality, and noise. The Construction Management Protocol establishes specific procedures for the 
management, at the staff level, of the construction process. These procedures include, among other things, 
that prior to the issuance of any permits, involved City departments and project developers - along with 
those persons who will be directly involved in undertaking and managing construction on an 
environmentally sensitive site - should clearly identify and protect all sensitive environmental features on 
the project site and any trees to be protected, and should establish a clear set of procedures for the 
maximum protection of these environmental features and trees throughout the project development and 
construction process.  These procedures include preconstruction coordination meetings among the 
involved City departments and those persons designated by the developer as responsible for execution of 
the actual construction and protection of the environmental features and trees. 
 
Through the Environmental Officer and a representative of the Common Council, the City has 
participated in the Westchester County Watershed Area Council 4 (Bronx River Watershed Area) and 
Watershed Area Council 7 (Mamaroneck River Watershed Area).  The WAC-4 watershed report has been 
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completed and was endorsed by the City.  The WAC-7 watershed study is still underway.  The City has 
recently submitted to the WAC-7 Council contract language for City participation in a Mamaroneck River 
Watershed Area improvement grant to be administered through Westchester County. 
 
2) Open Space 
 
The City’s public policy commitment to open space as an essential component of land use and 
community planning and as a quality of life component can be seen in the aggressive program of open 
space acquisition undertaken since the acceptance of the Environmental Protection Initiative.  In addition 
to the 1997 Plan's vision for the protection, enhancement and preservation of open space and 
environmental features on privately-owned property through regulatory procedures, the City has begun 
the use of acquisition and conservation easements to preserve environmentally sensitive land. 
Approximately 50 acres of new open space has been acquired by the City or brought under City control 
through lease or conservation easement.  Some of this open space has been improved for recreational use, 
such as Liberty Park.  Some of the open space will be preserved in its natural state as part of a wildlife 
habitat area, such as the 10 acres at the Pettinichi property.  Some of this open space - such as the D’Elia 
and Ben-Simon properties - was acquired to expand the City’s Greenway trail system, and will be 
developed with environmental education trails that link neighborhoods to the natural environment, and, 
along these trails, to one another.  
 
The second open space strategy in the 1997 Plan related to expanding information in the City’s Open 
Space Inventory to include information on the community’s natural resources, scenic areas, and the 
natural character of the land that is now open; and to guide the City in establishing criteria for 
preservation, management and acquisition of open space.  The Conservation Board has been working on 
the update of the Open Space Inventory and is nearing completion of the update.  The Recreation and 
Parks Master Plan included information on environmental features, scenic value, historical significance, 
community and neighborhood significance for each City and School District owned park and open space. 
 
3) Historic Resources 
  

The Community Development Rehabilitation 
Program evaluates all projects proposed for 
funding in terms of their historic value.  Projects, 
including one- and two-family homes for which 
rehabilitation assistance is provided under the 
Community Development Program, are evaluated 
to determine if there are unique or historically 
significant features which can be preserved in 
undertaking any rehabilitation work under the 
Program.   Since the acceptance of the 1997 
Comprehensive Plan, the Community Development 
Program has provided loans and rehabilitation 
assistance to three significant historic buildings in 
the City: Rural Cemetery house, Mapleton House, 
and the Westchester Arts Council building.  

 
 
The Recreation Master Plan proposes a program called Heritage White Plains to include expanded tours 

Rural Cemetery House 
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of historically significant structures and areas, and the installation of interpretive signage for historical 
sites.  The City began this signage installation program with new historical signage at Battle Whitney 
under a grant from New York State.  Funding is being sought to expand this signage program throughout 
the City. 
 
The streetscape improvements to Ferris Avenue funded through the Community Development Program 
were done to reflect the late 1800's, a period of significant immigration to this area.  The signature lamp 
posts are used only in this neighborhood. 
 
To date, the City has not begun an assessment regarding development of a Historic Preservation 
Ordinance. 
 
e. 1997 Strategies Updated to 2006 
 
Environment, open space and historic preservation issues were also examined in detail as part of 
deliberations on municipal recreation facilities, and in the examination of all major properties and 
corridors. Strategies for each of these areas are presented in the Comprehensive Plan. 
 
The following additional strategies recognize the value of environmental features, open space and historic 
resources as essential components in the future balance of land uses within the City. 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for the 
environment, open spaces and historic preservation, and address the issues raised in the 1997 analysis. 
The underlined text addresses the issues and recommendations of the 2005/2006 Comprehensive Plan 
Review. 
 

C As a matter of public policy, recognize the natural environment and open space as essential 
components of land use and community planning and as a quality of life component. (This is 
done in both the City’s 2001 Open Space Initiative and 2001Recreation Master Plan.) 

 
C Augment the City's Open Space Inventory to include information on the community’s natural 

resources, scenic areas, and the natural character of the land that is now open; and to guide the 
City in establishing criteria for preservation, management and acquisition of open space. (See 
Recreation Master Plan.) 

 
C Develop regulations beyond existing guidelines to protect trees, including trees on public land 

and rights-of-way. (See Open Space Initiative.) 
 

C Evaluate and preserve to the maximum extent practicable the historical character, including 
unique or period architectural styles, in the federally-funded rehabilitation of properties. (All 
CDBG funded Rehabilitation Projects are assessed in terms of historic character. CDBG funds 
have been used to restore the Rural Cemetery House and Mapleton House.) 

 
C Identify structures and sites that warrant historic preservation, including creation of a Historic 

Preservation Ordinance. 
 

C Subject individual site development proposals to site-specific environmental reviews as required 
under the SEQR process. (Implemented as part of SEQR process for all new development.) 
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C Address the issue of non-point source pollution in future planning and environmental reviews. 
(Implemented as part of SEQR process, and through conditions on approval as part of City’s 
construction management protocol.) 

 
f. 2006 Comprehensive Plan Update Strategies 
 
 (1) Environment 
 
 * In all new development, to enforce City environmental regulations and approvals granted 

hereunder, City staff involved in the implementation, enforcement and monitoring of such 
approvals should strictly implement the new Construction Management Protocol, consisting of a 
program and procedures to coordinate and monitor the project development and construction 
process. 

 
 * The fines currently imposed by the City for violations of environmental regulations should be 

reviewed and updated for the purpose of ensuring that such fines serve as a deterrent to non-
compliance with the regulations. 

 
 * The City should continue its involvement in the WAC-4 and WAC-7 advisory councils.  The City 

should evaluate the land use recommendations from the WAC-4 and WAC-7 reports, and amend 
City land use regulations to incorporate appropriate recommendations. 

 
 * The City should continue to work with other agencies and local governments within the 

Mamaroneck River and Bronx River watersheds with regard to the region’s watershed planning 
and management. The City has entered into Inter-municipal Agreements with other affected 
communities in both the Bronx River and Mamaroneck River Watersheds.  

 
 * The City should establish regulations governing the amount of impervious surface permitted on a 

lot for both low density and high density areas. 
 
 * The City should promote - through education, regulation and enforcement - the conservation of 

water and the development of storm water recapture and reuse programs. 
 
 (2) Open Space 
 
 * In addition to existing City land use regulations for open space, as contained in the Zoning 

Ordinance, Subdivision Regulations and Municipal Code, the City should pursue a variety of 
means of open space preservation on private property, including acquisition, easements, and 
restrictive covenants, where appropriate.  

 
 (3) Historic Preservation 
 
 * Develop historic signage program throughout City using sidewalk markers, building markers and 

other signage to relate the history of White Plains. 
 
 * Develop historic trail guide that identifies and provides information on historic sites around the 

City, and identifies historic signage and historic markers. 
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7. TRANSPORTATION, TRAFFIC CIRCULATION AND PARKING 
 
a. Vision Statement 
 
The Plan's vision for traffic circulation, transportation and parking in the City is to: 
 

CCCC Facilitate safe and efficient pedestrian movement in the CBD, 
CCCC Maximize the efficiency of the existing street system, 
CCCC Maximize utilization of public transit, 
CCCC Minimize growth in use of private automobiles through increased use of public transit, 
CCCC Limit the negative traffic and parking impacts of Core Area and major corridor growth on 

residential neighborhoods to the maximum extent feasible, and 
CCCC Maximize utilization of Core Area public parking resources. 
 

b. 1997 Overview 
 
The following overview was presented in the 1997 Plan: 
 

The City of White Plains is served by a number of limited-access highways, major arterials leading 
into or past the Core Area, and secondary roads and residential streets. The Cross Westchester 
Expressway (I-287) and the Bronx River Parkway are limited-access highways which provide east-
west and north-south access to the City, and pass around the edge of the Core Area. The Hutchinson 
River Parkway and I-684 are limited-access highways that provide north-south access at the eastern 
edge of the City as a whole, but which also "feed" into roadways leading to and through the Core. 
 
The City is also served by a number of other major arterials, including Mamaroneck Avenue, Central 
Avenue, and North and South Broadway in a primarily north-south direction; and Westchester 
Avenue, Lake Street, Tarrytown Road, and several Core Area streets such as Hamilton Avenue and 
Main Street in an east-west direction. Other major Core Area streets, such as Martine Avenue and Dr. 
Martin Luther King, Jr. Boulevard, for example, serve the circulation needs of the City's commercial 
hub. These major arterials provide relatively high capacity routes into or toward the Core, through it, 
or around it. There are also a number of other significant arterials that provide access to, through, or 
around the Core Area and which serve the City's other areas - including North Street, Old 
Mamaroneck Road, and Post Road - but which have a lesser amount of traffic capacity because they 
generally have just a single lane of traffic in each direction along much of their length. 
 
The City's secondary roads provide significant linkages between the major arterials or transitions 
between major arterials and local streets, secondary access through the City, and circulation within 
the Core Area. In addition to these main roads, a series of local streets exist in the City's residential 
neighborhoods, which provide access to residences rather than serving a through street function. 

 
c. 1997 Analysis 
 
Consideration of traffic impacts from future development is an important part of the Comprehensive Plan. 
The Plan includes measures to improve the efficiency of the existing road network and increase 
alternative transportation options, as well as recommendations for the construction of roadway 
improvements. Crucial to ensuring a high-quality of life in the City's neighborhoods is the need to keep 
through traffic off of local streets. The 1997 Plan found that “the City's computerized traffic system needs 
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to be expanded to better manage traffic flow and ensure adequate traffic capacities for the major arterials 
that will service uses to be developed. There is also a need for detailed traffic analyses with regard to all 
major new developments to determine the impacts of such new development on the immediately adjacent 
areas, and along the City's corridors and abutting neighborhoods.” 
 
d. 2006 Comprehensive Plan Update 
 
1)  Traffic 
 
Currently, 110 signalized intersections in the City are connected to the City’s central computerized traffic 
system.  Within a year, an additional 12 will be added within the city limits, and 30 on approach roads 
outside the City. The twelve signalized intersections within the City will be added as part of an ongoing 
NYS DOT project.  The 30 signals outside of the city limits are in the process of being connected as part 
of this ongoing NYS DOT project.  The extent of the City’s computer-controlled signal system enables 
adjustments in traffic flow to be made quickly to adjust to changing traffic patterns.  The City has been 
successful in obtaining outside funding for many of the signal connections.  In addition, private 
developments are required to provide any traffic control systems necessitated by such projects. 
 
A signal retiming project is ongoing for many Westchester municipalities, and 119 of the City’s 132 
signals are included in this project.  This project involves simulating AM and PM peak traffic conditions 
using a computer model, and will provide the City with information to make improvements in efficiency 
for those peak periods at various intersections.  It will also provide the City with a valuable up-to-date 
planning tool which can help to simulate future conditions and evaluate future traffic improvements. 
 
The Commissioners of Traffic and Public Works have been involved, to the maximum extent permitted, 
with the State agencies regarding the I-287 improvements.  The City continues to meet on a regular basis 
with the NYS DOT officials regarding the design of I-287 as it applies to White Plains.  The project to 
reconstruct the overpasses within the City limits was contracted in November 2005, and includes 
numerous pedestrian, parking, and vehicular-related traffic improvements at the North Broadway, Grant 
Avenue and Lake Street overpasses.  The City continues to support the Dr. Martin Luther King, Jr. 
Boulevard Extension with State and Federal agencies.  No action is expected on this roadway 
improvement in the time frame of the 1997 Comprehensive Plan. 
 
The Court Street Extension is being constructed as part of the 221 Main Street project.  Another major 
roadway reconstruction since the acceptance of the 1997 Plan is the reconstruction of Bank Street at Main 
Street.  This City project was constructed by the developer of Bank Street Commons according to City 
plans and specifications.  This work has been identified as necessary since the 1970's. The capacity of the 
Main Street/Bank Street intersection has been significantly improved with this reconstruction.  The 
intersection of Maple Avenue and Bloomingdale Road was reconstructed as a City capital project prior to 
the opening of Fortunoff.  This work has also significantly improved the performance of that intersection.  
With the construction of City Center, Conroy Drive was terminated at Main Street; the balance of Conroy 
Drive has become the entrance to the City Center Parking Garage, the entrance to the residential 
buildings, and a public plaza. 
 
2)  Public Transportation 
 
Since the acceptance of the 1997 Plan, the City has worked with Metro-North on physical improvements 
to the Metro-North Station.  Although this is the principal railway entry point to the City, it is not owned 
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by the City, and the City has no jurisdiction over Metro-North.  The Urban Renewal Agency did provide 
$125,000 in funding for upgrades and expansions at the station, and the embankment has been cleaned 
and replanted.  
 
The County has completed the bus terminal on Bank Street across from the Train Station. The County has 
sought additional funding for further improvements to this location. 
 
The City’s Traffic Department has worked with the County to promote public awareness of public 
transportation.  Bus stop locations have recently become a difficult issue in the downtown area related to 
both pedestrian and vehicular traffic. 
 
To encourage the use of bicycles as an alternative means of transportation, the City established bike route 
signage through the City.  The City has encouraged the County to provide paved shoulders on 
Mamaroneck Avenue and other access roads where possible.  The City has required developments, such 
as 221 Main Street, to provide locations for bicycles. Bike racks have been expanded at the TransCenter.   
 
The City has retained a consultant to work with the City in the development of a trolley system for the 
Core Area.  Funding in the amount of $250,000 has been secured to study and initiate this system.  There 
is tremendous support within the business and retail communities for such a service.  The service will 
include stops at all major parking structures as well as public transportation nodes.  The goal of this study 
is to define service which can be provided that would improve mobility primarily within the limits of the 
major downtown traffic-generating sites. 
 
3) Pedestrian Circulation in the Core Area 
 
Pedestrian planning has become an important element of planning for new development in the downtown.  
An extensive pedestrian patterns study was conducted for City Center and updated for 221 Main Street.  
The Environmental and Site Plan approvals for both projects identified pedestrian improvements both in 
physical planning along the sidewalk system and in terms of traffic light timing to assist pedestrians.  
Extensive pedestrian improvements have been made in the downtown to enhance the pedestrian 
experience.  
 
Over $3 million has been expended by the Urban Renewal Agency, including receiving substantial grants 
from New York State (over $1 million), for streetscape improvements.  The improvements have been 
extremely well-received by both merchants and pedestrians in the downtown.  Developers are required, as 
part of the approval process, to extend the improvements.  For example, 221 Main Street Project will 
provide new sidewalks and sidewalk amenities along its Main Street, the new Court Street Extension and 
Hamilton Avenue frontages. 
 
There have been no opportunities to develop pedestrian connections between Mamaroneck Avenue stores 
and at-grade parking lots to the rear of the stores to date. 
 
4) Impacts of Traffic on Residential Neighborhoods    
 
The extension of the City’s computerized traffic control system has enabled the City to reduce cut-
through traffic by improving movement on the major corridors into the City.  The three signals south of 
the City on Central Avenue have now been connected to the City’s computerized control system.  This 
has improved traffic movement along Central Avenue onto Tarrytown Road and off Battle Avenue.  
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Traffic mitigation measures included in the 221 Main Street approval will further reduce traffic impacts 
on Battle Avenue headed west.  Additional mitigation of a raised crosswalk at Church Street School and 
mitigation at Ferris Avenue will further reduce any incentive for cut-through drivers. 
 
The 1997 Plan specifically called for not extending Bloomingdale Road into the Eastview neighborhood.  
The new supermarket and parking structure have been constructed at the head of Bloomingdale Road.  
The parking lot and structure have been designed to prohibit access from Bloomingdale Road through to 
Amherst Place. A pedestrian connection has been created to the supermarket from Amherst Place. 
 
All projects approved to date in the Core Area meet or exceed parking requirements for off-street parking.  
The new City Center Municipal Garage doubles the public parking supply of the previous Main-Martine 
Parking Garage from just over 1,100 spaces to over 2,300 spaces.  The approved 221 Main Street Parking 
Garage will be a private garage, but will also provide public parking for a fee. 
 
The City has substantially increased the supply of parking available for overnight and weekend parking 
use by residents along Old Mamaroneck Road by providing a deck over the Shapham Place Parking Lot 
and increasing the available parking from approximately 200 to 625 spaces. 
 
By creating a municipal parking garage on the site of the Longview Parking Lot, residents in the northern 
end of the Highlands neighborhood who live in cooperative and condominium buildings and at Winbrook, 
with inadequate parking, will have an additional supply of overnight and weekend parking available to 
them. 
 
The amount of overnight parking available for residents of coops and condominiums along Martine 
Avenue and the portion of the Core Area near City Center has been increased, as occupancy levels of the 
garage have been assessed and additional overnight parking availability determined. 
 
The City has maintained all municipally-owned off-street parking resources in the City’s Close-In 
neighborhoods, and has extended special permits for private neighborhood parking lots. 
 
5) Core Area Parking Resources  
 
A major purpose of the proposed downtown trolley system is to encourage one-stop parking.  By 
encouraging parking at one location and use of the trolley system to access retail and business locations, 
the City can reduce the number of vehicles circulating within the downtown and improve both pedestrian 
and vehicular traffic flows. 
 
The 1997 Plan did not contemplate the change of the Parking Authority into an operating department of 
the City.  The assets and liabilities of the Parking Authority and the City had to be merged and reported as 
a single unit under Government Accounting Standards Board ruling 34 (GASB 34).  With this change in 
accounting standards, the City no longer derived a benefit from a separate financial reporting and 
accounting structure for the Parking Authority.  All of the former functions and staffing of the Parking 
Authority became functions and staffing of the new Parking Department. 
 
The City, through the Parking Department, has substantially extended its multi-space meter and cash key 
programs.  The City Center Garage and the new Shapham Place Garage are designed with multi-space 
meter systems.  Multi-space meters are being placed in all of the City’s major garages and lots.  Cash key 
use is provided at most at-grade and on-street parking meters.  The Parking Department is working on a 
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program to permit payment at multi-space meters utilizing cell phones.  Credit cards are accepted at the 
TransCenter Garage, City Center Garage, Shapham Place Garage and the Waller-Maple Parking Lot.  Use 
of credit cards is being extended to all multi-space meters. 
 
Although the 1997 Plan suggested consideration of privatizing municipal parking resources, the City has 
found that this would not represent a substantial saving to the City and could have a negative impact on 
service levels. 
 
e. 1997 Strategies Updated to 2006 
 
The following strategies in regular typeface were put forth in 1997 to realize the vision for traffic and 
parking and address the issues raised in the 1997 analysis. The underlined text addresses the issues and 
recommendations of the 2005/2006 Comprehensive Plan Review. 
 

1) Existing Street System   
 

C Upgrade and extend coverage of the computerized traffic system throughout the Core Area and 
along major City corridors, and upgrade this technology when economically feasible. (Major 
expansions of the system have taken place in recent years. Shortly, 119 of City’s 132 signals will 
be on the City’s system.) 

 
C Work with the New York State Department of Transportation and involved federal agencies to 

complete the Dr. Martin Luther King, Jr. Boulevard Extension. (Department of Traffic works 
with County and State on this issue.) 

  
C Study and evaluate proposed Westchester County Bronx River Parkway improvements and New 

York State Department of Transportation and involved federal agencies proposed Interstate 287 
improvements to ensure that traffic-circulation needs and impacts on local roadways are properly 
addressed in all phases of planning and implementation of these projects. (Department of Traffic 
works with County and State on this issue.) 

 
2) Transportation Alternatives 

 
C Work with Metro-North to improve the physical appearance, cleanliness, and traffic and 

pedestrian circulation patterns at the White Plains train station. (Ongoing.) 
 

C Support completion of County bus station across from TransCenter. (Being completed by 
County.) 

 
C Increase public awareness of public transit options and the facilities associated with the County's 

Bee-Line Bus system, and encourage corporate involvement in alternative work schedules and 
ridesharing/carpooling. 

 
C Encourage the use of bicycles as an alternative means of transportation through creation of 

bicycle lanes and placement of bicycle racks in the Core Area. (Bicycle racks are being included 
in new project approvals.) 

 
C Encourage exploration by both the public and private sector of new public transit options as they 
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emerge. (Trolley system is being developed for downtown.) 
 
C Support public transit links with the Westchester County Airport. 

 
C Encourage shuttle and feeder services to access shopping, community facilities and workplaces.  

Such services must be designed to meet the accessibility needs of a variety of groups, including 
Core Area workers and shoppers, and local residents, particularly youth and senior citizens; and 
should be carefully planned so as not to encourage commuters to park in residential 
neighborhoods in order to avoid the costs of parking in the Core Area. (Shuttle services to 
downtown and train station now provided by most office parks and residential developments.) 

 
C Seek approval from the County for additional covered bus shelters at key locations along major 

corridors, where necessary and appropriate. 
 

3) Pedestrian Circulation in the Core Area 
 

C Identify pedestrian traffic as a critical planning element 
in the review and approval of new development and 
changes to existing developments. (Required as part of 
site plan review on all downtown development projects. 
See proposal for Traffic and Pedestrian Management 
Plan.) 

 
C Work with private property owners in the Central 

Business District to develop connections between 
Mamaroneck Avenue stores and at-grade parking lots to 
the rear of the stores. (No projects to date.) 

 
C Encourage and, where possible, use land use and design regulations to promote attractive 

streetscapes, to make Core Area streets more attractive to pedestrians. (New streetscape design 
installed for Core Area. Work is funded in some areas by City and along new project frontages by 
the developers.) 

 
4) Impacts of Traffic on Residential Neighborhoods    

 
C Limit the traffic impact on adjoining neighborhoods from new commercial and residential 

development, or changes to existing development, in the Core Area and along the major 
corridors. (Part of all project reviews.) 

 
C Limit future through traffic in the Eastview neighborhood by not extending Bloomingdale Road 

into the neighborhood from Westchester Avenue to Amherst Place. (Implemented with 
development of Westchester Avenue frontage for Stop & Shop.) 

 
C Ensure that new development and conversions of uses in the Core Area have adequate off-street 

parking available. (All projects required to meet parking requirements, including higher 
requirements for condominiums.) 

 
C Work toward increasing parking supply for existing residential buildings in and around the Core 

Pedestrians in downtown White Plains 
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Area, possibly through public/private partnerships. (New City Center municipal garage developed 
at approximately twice the size of former municipal garage at this location.) 

 
C Maintain and expand off-street parking resources to meet the needs of residents in the City’s 

Close-In neighborhoods. However, no new private parking lots should be created by special 
permit unless such use is consistent with the character of the neighborhood and there is a 
demonstrated need in the surrounding neighborhood. (Ongoing.) 

 
5) Core Area Parking Resources  

 
C Encourage one-stop parking in the Core Area by providing frequent shuttle service from parking 

garages to other key destinations, and by developing pricing policies to encourage long term 
parking for shoppers. (Trolley system currently in design phase.) 

 
C Assist in the creation of a long term, stable financing structure for the Parking Authority. (Parking 

Authority now merged with City as City Parking Department.) 
 

C Encourage inclusion of new technologies into the parking system, such as programmable and 
multi-space meters and parking "credit cards," to balance the need for parking enforcement with 
convenience factors, without affecting revenues for the operation of the Parking Authority. 
(Parking system now expanding use of multi-space meters which permit credit card use and 
parking keys.) 

 
C Consider alternatives for both public and private ownership of parking resources, including the 

privatization of City garages or the possible municipal acquisition and operation of certain private 
garages or lots.  (Review is ongoing; not determined appropriate at this time.) 

 
f. 2006 Comprehensive Plan Update Strategies 
 
* Aggressively pursue the development of a trolley system which runs frequently between parking 

garages, public transportation centers, retail centers and business locations.  The frequency of the 
runs is critical to the success of such a system. 

 
* Bus stop locations as a whole should be studied so that adequate transit service can be provided.  

Bus stops should be located in areas where adequate length and width can be provided, where 
buses will not impact vehicular and pedestrian traffic, and where they will not negatively impact 
street front businesses. 

 
* The computerized traffic signal system should continue to be expanded and integrated with 

systems in adjacent communities. 
 
* The City should support the Northern Arterial Project as a combined highway/transit project with 

the potential to accommodate light rail system from the Tappan Zee Bridge. 
 
* Support the New York State DOT project to provide three lanes into and out of White Plains on 

Westchester Avenue. 
 
* Pedestrian traffic in the downtown should be encouraged for both its value in creating a positive 
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environment for residents and visitors to the City, and also for its value in reducing the use of 
automobiles and thereby reducing air pollution.  

 
* Pedestrian traffic should continue to be a consideration in the review of all development plans.  

The advanced technology of the City’s Traffic Department should be continually assessed and 
upgraded if necessary to continue to be used to facilitate the development of such plans. 

 
* The Downtown Traffic and Pedestrian Master Plan, recommended in the 1997 Plan and referred 

to in the 2005/2006 Comprehensive Plan Review herein as the Traffic and Pedestrian 
Management Plan, should focus on making the City “walkable,” in terms of aesthetics, 
convenience to pedestrians and limiting vehicular/bus conflicts both with respect to intersections 
and sidewalk congestion at bus stops.  The Plan should include: 

 
a.   An assessment of the feasibility of a downtown trolley transportation shuttle service which 

runs frequently and has many stops; 
  

b.   Designation of taxi locations and establishment of a dispatching system the ensures 
passengers will not be denied service based on distance to be traveled; 

 
c.    Provision of taxi service for disabled; 

 
d.   Bus stop locations that balance accessibility to passengers with the need to not impede the 

flow of traffic or obstruct pedestrian flow at intersections and at bus stop locations; 
 

e.    An evaluation of the timing and design of pedestrian crosswalks, and adjustment of the 
timing and redesign of crosswalks, including “neckdowns” to accommodate pedestrian 
crossing; and 

 
f.    An examination of handicap accessibility of buildings and crosswalks to be conducted in 

coordination with organizations such as Westchester Independent Living. 
   
*  Parking lots and garages should be safe and inviting to motorists.  To achieve this, parking lots 

and garages should be well-lit, easily accessible, aesthetically appealing and provided with 
security systems including both electronic systems and presence of security personnel and 
parking staff. 

 
*  Parking lots and garages should also, where possible, provide locations for bicycle racks.  
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PART THREE  -  I.    IMPLEMENTATION  
 
A. Implementation of Plan - Overview 
 

The Comprehensive Plan for White Plains describes a vision for the City’s future over 15 years from 
1997.  This vision will require both public and private actions in order to accomplish the objectives of 
the Plan.  In carrying out its role, the City will need to consider a series of public policy decisions as 
part of the implementation process.  Those decisions will focus on the range of tools - legislative, 
financial, administrative, etc. - which are available to the City to bring about desired changes or to 
maintain current conditions within various parts of White Plains. 

 
In June 1996, the Mayor appointed an Implementation Task Force to report to the Common Council 
on how the strategies in the Comprehensive Plan could most effectively be implemented. The report 
to the Common Council was issued in November 1996. 

 
This section describes the implementation options which might be pursued by the City to realize the 
elements of the Comprehensive Plan, including many of the recommendations of the Implementation 
Task Force.  In going forward, the City will evaluate possible approaches and determine which to put 
into place.  Decisions makers will consider the financial implications and environmental impacts of 
each action and the potential effectiveness in achieving the desired ends.  Over the 15-year horizon of 
the Plan, the City will need to revise its implementation strategy in response to changes in economic, 
social and physical conditions in the community.  

 
B. 2006 Comprehensive Plan Update - Implemental 
 

Reviewing and updating the Comprehensive Plan are often the most overlooked steps in the 
comprehensive planning process.  The 1997 Comprehensive Plan has been reviewed on an ongoing 
basis as part of every project review. The Planning Department and the Planning Board reference 
applicable sections of the 1997 Comprehensive Plan in all communications to the Common Council, 
and the Planning Board and Common Council reference appropriate sections of the Comprehensive 
Plan in its approval resolutions.  The Planning Department annually prepares and submits to the 
Common Council a report on the status of the implementation of the 1997 Comprehensive Plan and a 
HUD-mandated Consolidated Plan.  This report, entitled the Annual Grantee Performance Report, 
includes a summary of all land use, economic development, capital project, community resource and 
public service programs and activities of the City for a particular year.  The report is submitted to the 
Common Council at its October or November meetings each year, and submitted to HUD after a 
noticed 30-day public review and comment period.  This report has not been submitted to the 
Planning Board in the past. 

 
Recognizing that changes in the City’s economic, social and physical conditions may necessitate 
changes in implementation strategies, as well as changes in land use and community resource 
strategies, it is important to keep the Plan current by making necessary amendments to the Plan and 
not merely waiting until the midpoint major review is undertaken.  Examples of events that might 
trigger amendments of the Comprehensive Plan are September 11, 2001, or changes in Federal and 
State regulations.  Based on the annual reviews, the Planning Department and the Planning Board 
should advise the Common Council on the need for periodic amendments to the Plan.  To date, the 
City has followed this policy, and the Plan has been amended twice since its acceptance in 1997. 
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The following review and update procedures are recommended: 
 
1.  2006 Comprehensive Plan Update: Annual Review 
 

The Plan should be reviewed annually, beginning one year after the Common Council's action on 
the Plan. The Planning Board should conduct the annual review and report to the Common 
Council in the spring of each year on steps taken during the preceding year to implement 
strategies contained in the Plan.  

 
2.  2006 Comprehensive Plan Update Strategies for Annual Review 
 
  * The Planning Department and other City officials should assist the Planning Board in 

satisfying the requirements for an annual review of the Comprehensive Plan. The Grantee 
Performance Report prepared annually by the Planning Department, which reviews all 
strategies contained in the Comprehensive Plan and HUD-approved five-year Consolidated 
Plan, should be presented to the Planning Board at the time of its submission to the Common 
Council and to the public for its 30-day comment period.  This submission would typically be 
in October or November of each year.  The Planning Board should review the Grantee 
Performance Report, and submit any comments on the Report to the Common Council prior 
to the Common Council transmittal of the Report to HUD. 

 
* The Planning Board's review and report should include an assessment of the effectiveness of 

implementation programs, suggested revisions, and amendments to sections of the Plan, and 
make proposals for inclusion in the City's operating and capital budgets. 

 
* Based on the annual reviews, the Planning Department and the Planning Board should advise 

the Common Council on the need for periodic amendments to the Plan.  
 
3.  2006 Comprehensive Plan Update: Major Updating 
 

As of July 2006, two amendments have been made to the 1997 Comprehensive Plan and 
associated Land Use Map since the acceptance of the Plan in 1997.  These amendments related to 
Zoning Ordinance changes that implemented Comprehensive Plan recommendations.  It was 
determined that in some cases, the Plan recommendations had missed certain properties or 
neighborhoods that should have been included in the Comprehensive Plan recommendations, and 
conforming amendments to the Plan and Zoning Ordinance were made accordingly. 

  
The 2005 Comprehensive Plan Review Committee is the first committee to be convened to 
undertake a major review and updating of a City Comprehensive Plan.  The Committee used 
media outlets, the City’s web site, e-mail, and mailings to individuals, community leaders, 
community groups, religious organizations and neighborhood associations to advertise the 
Committee’s undertaking, and to encourage public participation. 

 
The Committee held a series of public meetings and committee work sessions.  Phase I of the 
Committee’s report to the Common Council was issued in June 2005, and was the subject of a 
public meeting held in June 2005.  Phase II of the Committee’s report was issued in September 
2005 and was the subject of another public meeting held in September 2005.  The Phase I and 
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Phase II reports were then updated in response to the public comments, merged and submitted to 
the Common Council as the Committee’s final report in February 2006. Also submitted to the 
Common Council at that time were a compilation of written comments from the public and a 
summary of public hearing comments. 

 
The 2005/2006 Comprehensive Plan Review, as noted above, is the first Comprehensive Plan 
Review conducted by the City under any of its previous Comprehensive Plans. As such, the City 
did not have any historical experience with Comprehensive Plan reviews and major updates.  A 
tremendous amount of material was reviewed and numerous committee and public meetings held 
as part of the 2005 review and update process. Staff from all major City departments also met 
with the Comprehensive Plan Review Committee. Based on the extensive nature of the review 
process, the 2005 Comprehensive Plan Review Committee recommended that a major review of a 
Comprehensive Plan should be conducted at the midpoint of the span of the Comprehensive Plan, 
not every five years.  In 2005, the City was at the approximate midpoint of its 15-year plan. 

 
Among the recommendations of the Comprehensive Plan Review Committee was a 
recommendation that a midpoint major update should consist of a process involving notice to 
citizens and public forums to facilitate citizen participation, as was done by the Comprehensive 
Plan Review Committee.  Although not as extensive as the preparation of a new Comprehensive 
Plan, the midpoint major update should include a process, like that of the Plan development 
process, that involves input from a wide range of citizens and from the City’s technical staff.  To 
ensure adequate notification and encourage public participation, notification of the update should 
be distributed citywide.  

 
The Committee further recommended that development of a new Comprehensive Plan, to succeed 
the 1997 Plan, should commence prior to the expiration of the existing Plan.  It is recommended 
that this process be commenced in 2010 with an anticipated completion in three to four years.  

 
4.  2006 Comprehensive Plan Update Strategies for Major Updates 
 

The following strategies should be implemented for the update of the Comprehensive Plan: 
 
  * A major update should consist of a process involving notice to citizens and public forums to 

facilitate citizen participation.  Although not as extensive as the preparation of a new 
Comprehensive Plan, the midpoint major update should include a process, like that of the 
original Plan development process, that involves input from a wide range of citizens and from 
the City’s technical staff.  To ensure adequate notification and encourage public participation, 
notification of the update should be distributed citywide.  

 
  * Recognizing that changes in the City’s economic, social and physical conditions may 

necessitate changes in implementation strategies, as well as changes in land use and 
community resource strategies, it is important to  keep the Plan current by making necessary 
amendments to the Plan and not merely waiting until the midpoint major review is 
undertaken.  The Common Council should continue to amend the Comprehensive Plan, 
including the Implementation section, as necessary, to address changing needs and objectives 
of the community, such as those created by the events of September 11, 2001, or changes in 
Federal and State regulations.  Based on the annual reviews, the Planning Department and the 
Planning Board should advise the Common Council on the need for periodic amendments to 
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the Plan.  To date, the City has followed this policy, and the Plan has been amended twice 
since its acceptance in 1997. 

 
  * The development of a new Comprehensive Plan should commence prior to the expiration of 

the existing Plan.  This process should be commenced in 2010, with an anticipated 
completion in three to four years.  The Common Council affirms the importance of 
commencing the process for a new Comprehensive Plan in 2010 with a citywide notification 
to citizens about the process.  A planning committee, consisting of City staff, citizens and 
City board representatives, should be established at least six months in advance to put 
together an organizational format and process for the new plan development. 

    
C. Land Use Regulations 
 
The heart of the Comprehensive Plan is addressing the distribution of land uses and use intensities 
throughout the City.  Land use regulations, in concert with market forces, determine what the land use 
pattern of the City will be.  Such regulations, including zoning, are most effective at prohibiting unwanted 
land use types; they are less uniformly successful in encouraging a particular type of use.  Nonetheless, 
identifying necessary and appropriate revisions to the City’s various land use regulations is a key element 
of a successful Comprehensive Plan implementation strategy, making certain that densities and permitted 
uses proposed in the Comprehensive Plan are effectuated. 
 
Based on the recommended strategies in the Comprehensive Plan, the new or revised land use regulations 
which could be implemented to realize the Plan objectives in White Plains are described below. 
 
1.  The Comprehensive Plan and the Zoning Ordinance 
 
  a) Amending the Plan 
 
   The Planning Board, with the assistance of the Planning Department, should be the "keeper" 

of the Comprehensive Plan between major updates, to ensure that the Comprehensive Plan 
and the Zoning Ordinance are consistent with each other. Where amendments are deemed 
necessary and appropriate by the Planning Board to maintain consistency between Plan and 
the Zoning Ordinance, the Board should recommend appropriate changes to both documents 
to the Common Council.   

 
b) 2006 Comprehensive Plan Update 

 
Since the acceptance of the 1997 Comprehensive Plan, two amendments have been made to 
both the 1997 Comprehensive Plan and associated Land Use Map to ensure consistency 
between the Zoning Ordinance and the Comprehensive Plan. 

 
2.  Zoning Ordinance  
    

a) Updating the Zoning Ordinance 
 
 Updating of the Zoning Ordinance should commence immediately following Common 

Council action on the Comprehensive Plan. The Zoning Ordinance Task Force, consisting of 
representatives of the Departments of Planning, Building and Law, and other departments as 
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needed, should coordinate the project using a team of outside planning and legal consultants. 
Citizen input should be provided by an advisory committee appointed by the Mayor and 
comprising representatives from the Common Council, City boards and agencies involved in 
land use decision-making, and the Comprehensive Plan Management Group or 
Implementation Task Force. The Common Council should receive periodic progress reports, 
and their input should be sought in workshop sessions. 
 
The project review and approval sections of the Zoning Ordinance should be analyzed to see 
if further streamlining is possible or desirable, including establishing criteria for determining 
approving agencies, standards for minor amendments to approved site plans and the granting 
of de minimis area variances. 

 
A technical and legal compliance review of the Zoning Ordinance should be undertaken, 
including definitions, special permit requirements and conditions and parking and loading 
standards. 

 
1) Creation of new zones - To facilitate desirable developments such as Core Area mixed 

use projects or senior citizen assisted living, it will be necessary to create one or more 
new zoning districts.  As appropriate, these could be mapped in designated zones when 
established criteria, such as minimum lot size, are met.  Creation of any new zone would 
need to consider its potential applicability to specific locations within White Plains, its 
environmental impacts, and the overall effects of creating such new development 
potential. 

 
2) Re-zonings - In a limited number of locations in White Plains, the Comprehensive Plan 

process identified properties which are zoned inappropriately.  One example is the 
nursery at the southern end of Mamaroneck Avenue, which is zoned CO, Campus Office.  
The City must determine the appropriate zoning based on its adopted land use plan.   

 
3) Zoning Density Adjustments - A key recommendation of the Comprehensive Plan is 

that residential densities in several Close-In neighborhoods be reduced to more accurately 
reflect prevailing conditions.  The intent is to discourage the disruption of sound 
residential areas which could occur with the development of housing at significantly 
higher densities on an in-fill basis. This same concept also applies to permitted 
multifamily zoning districts on streets such as Old Mamaroneck Road, which exceed 
existing densities.  Another area of concern includes the large properties between North 
Street and Mamaroneck Avenue, including Ridgeway Country Club and Westchester 
Hills Golf Club, where residential densities are recommended to be reduced.  Conversely, 
the Plan proposes that residential densities within the Core Area be kept sufficiently high 
to make development of housing or mixed use projects economically feasible.  The 
Zoning Ordinance map must be amended to reflect the recommended density changes. 

 
In the future, if changes to the Zoning Ordinance are deemed desirable by the Common 
Council, but are inconsistent with or not contemplated by the Comprehensive Plan, the 
Comprehensive Plan should be amended to maintain consistency. The Planning Board 
should be directed to prepare, with the assistance of professional staff, a report on (a) the 
community impacts of the proposed Zoning amendment(s), and (b) the necessary changes 
to the Comprehensive Plan. Public Hearings on the amendments to the Zoning Ordinance 
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and the Comprehensive Plan should be conducted simultaneously whenever possible. 
   

b) 2006 Zoning Ordinance Update Review 
 

Since 1998, there have been 26 amendments to the Zoning Ordinance and six amendments to the 
Zoning Map.  (See Appendix**)  These amendments were made largely to bring the Zoning 
Ordinance into conformance with recommendations of the 1997 Comprehensive Plan, including 
the recommendations listed above. 

 
The Zoning Ordinance was substantially amended in 2001 to implement the density changes 
recommended for the Close-In and Outer Area neighborhoods in the 1997 Plan. 

 
Several new zoning districts were created to implement the 1997 Comprehensive Plan.  The R2-
2.5 district was created and mapped in areas that were previously multifamily to allow two-family 
houses on 5,000sf lots.  The R1-30 district was mapped in portions of the Outer Area to better 
protect environmentally sensitive land and contiguous open space. 

 
In the Core Area, the old BR zones and the UR-2 zone were replaced with the CB-1, CB-2, CB-3 
and CB-4 districts.  These new districts were created to encourage residential development in the 
downtown.  The UR-4 district was also created to promote residential development and mixed 
use development at the center of the Core Area. 

 
One potential effect of the re-zonings is that uses already in existence in the district may not be 
included in the new district as permitted principal, permitted accessory or special permit uses, or 
may become dimensionally non-conforming. In such cases, the pre-existing uses become legally 
non-conforming or dimensionally non-conforming uses, and are allowed to remain so long as 
they are not discontinued for any reason for a total of 6 months during any 12-month period and 
are operated in a manner that is consistent with the regulation of non-conforming uses as set forth 
in the Zoning Ordinance. If the non-conforming use is discontinued as stated above, or changed 
to a conforming use, the non-conforming use may not be subsequently re-established.  

 
The reductions in residential densities in many areas of the Close-In neighborhoods, which are 
shown on the 1997 Comprehensive Plan Land Use Map, were made as part of the zoning changes 
adopted by the City in 2001. 
 
The R2-2.5 district was created to more accurately reflect existing conditions in portions of the 
Close-In neighborhoods, and to encourage re-investment in the existing housing stock.  The 
zoning classification of the golf clubs in the City was changed from R1-12.5 to R1-30.  The CB 
districts were created, and residential densities realigned. 

 
In one case, the Planning Department and Planning Board recommended that the existing zoning 
density in a portion of the northern part of the Carhart neighborhood be retained, rather than 
lowered as shown on the Comprehensive Plan Land Use Map; and that the Land Use Map, 
instead, be amended.  A public hearing was held on the Comprehensive Plan Land Use Map 
amendment, and the amendment was approved by the City. 
 
The “coordinated review” process was implemented to streamline the review of plans.  This 
process involves convening all of the Commissioners to a single meeting where they have the 
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opportunity to comment on a project before it is formally submitted.  This gives the applicant the 
opportunity to modify the plans, address concerns, or do additional analysis before presenting a 
project to the approving body.  In addition, standards were established for determining whether a 
proposed amendment should be considered “minor.”  Provisions were made for allowing the 
approving agency to make that determination. 

 
The Planning Department is in the process of revising the Zoning Ordinance format to streamline 
the Ordinance and make it more user-friendly. The reformatted Zoning Ordinance will be 
published upon completion of the revisions.  Substantial revisions to the Zoning Ordinance 
document entail significant cost to publish. The Ordinance has only been republished twice since 
its adoption in 1980.  In the interim, the Zoning Ordinance in its currently adopted form is 
available through the Planning Department. 

 
c) 2006 Comprehensive Plan Update Strategies 

 
  * The City should publish the reformatted Zoning Ordinance as soon as possible. 
 
  * Proposals have been made for the City to consider Zoning Ordinance amendments to create a 

new zoning district for recreational land, such as private golf courses and City parks.  As with 
consideration of possible changes to the City’s environmentally sensitive sites regulations, 
prior to the consideration by the Common Council of such amendments to the Zoning 
Ordinance, the Planning Department and Law Department should review the City’s options 
for creating a recreational land zoning district in light of comparable legislation in other 
communities and court decisions since 1997, and prepare a report for the Common Council.  

 
The following additional zoning district changes to implement 1997 Plan strategies and proposed 
revised 2005 strategies should be examined by the Planning Department and Law Department 
and a report prepared to the Common Council: 

 
  (1) appropriateness of mapping certain additional Outer Area properties as R1-30, such as Burke 

Hospital property; 
 
  (2) possible modifications to zoning densities and uses within the Post Road/S.  Lexington Urban 

Renewal Project Area, including possible zoning district changes, to facilitate redevelopment 
plans that may emerge from joint City/community review and development of revitalization 
plans for this area; 

 
  (3) possible modifications to zoning densities and uses for properties located between Post Road 

and Maple Avenue to the west of White Plains Hospital, including possible zoning district 
changes, to permit uses which support this important community health care facility. 

 
The 1997 Comprehensive Plan does not address the issue of non-conforming uses, except with 
respect to nursery uses in residential districts along Mamaroneck Avenue. The following new 
strategy addresses non-conforming uses: 

 
 * Uses which have become or subsequently become non-conforming uses in a district should be 

strictly controlled and not permitted to enlarge or be extended over a greater portion of the 
site, nor permitted to intensify over that which existed at the time the use became non-
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conforming. 
 
  * The Zoning Ordinance should be amended to provide that any time additional floor area is 

added to a building, regardless of reason, the Building Department shall notify the Common 
Council and such additional floor area shall be treated as a substantial amendment. 

 
  * The Zoning Ordinance should be amended to provide that any request for an extension of an 

approved site plan or special permit shall be acted upon by the approving agency within 100 
days for appearance of the request on the agenda of the approving agency. 

 
  * The Zoning Ordinance should be amended to provide a definition of “temporary uses.” 
 
  * Any proposed zoning changes to implement and Post Road/S. Lexington Avenue 

redevelopment plans should be discussed with the residents, business owners and property 
owners within the area. 

 
* Since the acceptance of the 1997 Plan, there have been a number of court decisions related to 

the ability of a municipality to regulate development on environmentally sensitive land.  
Therefore, prior to consideration by the Common Council of any modifications to the City’s 
environmentally sensitive sites regulations, the Planning Department and Law Department 
should review these regulation in light of comparable legislation in other communities and 
relevant court decisions.  Their findings and recommendations should be presented in a report 
to the Common Council. 

   
  * City staff should prepare a report on the elements of the WAC-4 and WAC-7 reports which 

recommend changes to the City’s land use regulations, for review and action by the City. 
 
  * The Zoning Ordinance should be amended by zoning district to provide for maximum 

impervious surface coverage on a lot, in addition to building coverage. 
 
3.  Cluster or Conservation Regulations  

 
a) 1997 Overview 
 
 Clustering is a widely used technique for preserving environmentally sensitive areas without 

altering overall site density by providing flexibility in the design of residential developments.  In 
White Plains, however, there has been some dissatisfaction with the results of clustering under 
current regulations (including standards such as the maximum amount of building coverage 
permitted on individual lots).  Moreover, cluster regulations currently do not apply to all 
properties in the City; for example, clustering is not permitted on the golf courses as a tool to 
guide future development.  These regulations, therefore, need to be reexamined to determine how 
they could more effectively meet City objectives. 

 
b) 2006 Comprehensive Plan Update 

 
There have been no changes to the conservation development regulations since the 1997 
Comprehensive Plan, and no new conservation developments have been approved.  However, the 
ability to use certain elements of conservation developments, such as clustering and attaching of 
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units, has been applied on environmentally sensitive sites, as permitted by Sections 4.4.25 and 5.7 
of the Zoning Ordinance, where, in the approving agency’s determination, such application will 
result in the preservation of environmentally sensitive features of a site.  The evolution of the 
application of cluster regulations to environmentally sensitive sites, and the reduced appeal of 
cluster development from both a market perspective and as a tool to preserve important open 
space and environmental features has resulted in these regulations being applied in a new manner.  
 

c) 2006 Comprehensive Plan Update Strategy 
 
No changes to the City’s conservation development regulations are recommended at this time.  

 
4. Subdivision Regulations  
 
 a) 1997 Overview 

 
As with cluster regulations, the City’s regulations for subdivisions in general should be 
reevaluated in light of the new Comprehensive Plan recommendations to see whether they could 
be improved to better implement these recommendations.  Design standards and recreation fees in 
particular should be examined. 

 
b) 2006 Comprehensive Plan Update 

 
The last amendment to the subdivision regulations occurred in 1996.  The Planning Board, in its 
review of applications for subdivisions, considers and applies current environmental regulations 
as well as subdivision regulations.  There are few design standards listed in the subdivision 
regulations, none of which are inconsistent with the 1997 Plan.  The subdivision application fees 
and recreation land fee in lieu were last adjusted in November 1996. 

 
c) 2006 Comprehensive Plan Update Strategies 
 

* No updates to the Subdivision Regulations are identified at this time, except with respect to 
increasing the recreational land fee in lieu and subdivision application fees.  

 
5.  Tree Preservation Guidelines 
 

a) 1997 Overview 
 

As with the other land use regulations, these 
regulations should be reevaluated in light of the new 
Comprehensive Plan. 

 
b) 2006 Comprehensive Plan Update 

 
The Commissioners of Planning and Public Works, 
and the Environmental Officer, or their designees, 
serve as the Tree Preservation Committee.  All 
subdivisions and site plans are referred to the Tree 
Preservation Committee.  No changes have been 
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made to the Tree Preservation Guidelines since the acceptance of the 1997 Plan.  The Tree 
Preservation Committee has stated its preference that the Tree Preservation Guidelines remain as 
“guidelines” rather than being made “regulations.”  The Guidelines allow the Tree Preservation 
Committee more flexibility in requiring additional plantings, where appropriate.  

 
c) 2006 Comprehensive Plan Update Strategies 
 

* The Tree Preservation Guidelines should remain “guidelines” rather than be made 
“regulations,” to allow the Tree Preservation Committee greater flexibility in establishing 
landscape plans and requiring additional plantings, where appropriate. 

 
6.  Parking Requirements  
 

a) 1997 Overview 
 
The amount of off-street parking which a particular use is required to provide can significantly 
impact its feasibility, size and design.  This is especially true for uses within the Core Area, where 
available land on which to provide parking is limited.  Moreover, within the Core Area, there are 
public parking facilities and mixes of uses which can help to reduce the additional spaces which 
are actually needed.  Parking requirements should be reevaluated in the light of changing 
economic conditions and recommendations of this Comprehensive Plan. 

 
b) 2006 Comprehensive Plan Update 

 
Parking requirements were re-evaluated as part of the review of the Zoning Ordinance, and 
continue to be assessed.  The Zoning Ordinance provides the minimum parking requirement.  On 
recommendation from staff and various boards, the Common Council has required greater 
parking than that required in the Zoning Ordinance for residential uses in the downtown which 
are ownership as opposed to rental.  For example, City Center, The Hamilton, and 221 Main 
Street all provide 1.5 parking spaces for the residential ownership units where only one parking 
space per unit is required by the Zoning Ordinance.  Furthermore, the City examines parking in 
light of potential combinations of uses, such as residential and retail or office. 

 
The City now allows tandem parking in residential buildings that have an approved valet parking 
service, and is currently considering car lifts for multi-level parking, as is done in NYC, to 
maximize parking on smaller spaces.  These measures enable more parking to be provided in a 
smaller space, thus reducing the size of parking structures and reducing their visual impact. 

 
Street valet parking requires a permit from the Department of Public Works, and the location and 
times are evaluated by the departments of Traffic and Parking.  The City is exploring City-
managed on-street valet parking.  Also, the downtown trolley, still being considered by the City, 
is intended to reduce parking demand in the downtown. 

 
The City will not permit the public parking spaces to be counted toward any development’s 
parking requirements. 
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c) 2006 Comprehensive Plan Update Strategies 
 

  * The City should continue its policy of requiring more on-site parking for downtown 
ownership units, and supporting implementation of new technologies, such as car lifts, to 
reduce the size of parking structures without reducing the number of spaces provided.   

 
  * The City should continue to explore the use of new parking systems, such as car lifts, in 

multi-level parking facilities. 
 
  * Subject to review for safety and code compliance, the City should support new technologies 

for parking cars in off-street garages, particularly to assist legally non-conforming buildings 
with limited on-site parking to meet the needs of building residents and tenants. 

 
  * Joint use parking and satellite parking can help to meet parking needs of downtown uses.  

However, the City should continue its policy that (a) municipal parking not be counted 
toward meeting the parking requirement of private developments, and (b) higher parking 
ratios be required for owner-occupied market rate and luxury housing than are required for 
market rate rentals and affordable housing. 

 
  * Valet parking should be strictly regulated by the City to avoid negative impacts on vehicular 

and pedestrian traffic and should be limited to the Core Area. 
 
  * The City should commence the development of the Traffic and Pedestrian Management Plan, 

described in the Land Use and Community Facilities sections, as soon as possible. 
 
7.  Historic Preservation  
 

a) 1997 Overview 
 
  The Plan endorses efforts to identify, preserve and protect historic buildings and resources within 

White Plains.  Preservation options, including special site regulations and adoption of a Historic 
Preservation Ordinance, should be considered within the context of the historic elements which 
are deemed to need protection. 

 
b) 2006 Comprehensive Plan Update 

 
Prior to the acceptance of the 1997 Comprehensive Plan, the Common Council, in a split 
decision, decided not to adopt a historic preservation ordinance.  This is a controversial subject 
that has strong arguments on both sides. 

 
The preservation of historic structures and places gives a community a sense of history, 
community, and place.  However, the restrictions on buildings and places with such designation 
can be an obstacle to the desired use and orderly development of a property or area. 

 
c) 2006 Comprehensive Plan Update Strategy   

 
  * It may be appropriate to consider adoption of guidelines, rather than a Historic Preservation 

Ordinance, in order to retain flexibility in application.  To determine the implications of 
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guidelines vs. regulations and to analyze appropriate properties, the Department of Planning 
should prepare a report to the Common Council on the pros and cons of adopting historic 
preservation guidelines or an ordinance. The Common Council should make its final 
determinations based on its review of this report. 

 
  * See also strategies in the Community Facilities Section for Historic Preservation. 
 
D. Design Controls and Standards 
 
The character of the City is determined not only by the distribution and mix of land uses, but by their 
design as well.  Although design and visual appearance are more subjective than use, and therefore less 
readily susceptible to control, the City has a number of ways in which they can be influenced. 
 
1.  Sign Controls   
 

a) 1997 Overview 
 

Within commercial areas, signs are a major design element.  The City’s existing sign controls 
have not been effective in achieving the aesthetic quality which is an integral part of the 
Comprehensive Plan’s recommendations.   Therefore, current regulations and procedures should 
be examined within the context of considering how to expand their scope and impact.  Design 
standards should be promulgated to provide clear guidance to applicants and reviewers alike. 

 
C The Design Review Board should prepare a design plan for the City which identifies visually 

and aesthetically acceptable sign models. 
 

C Sign standards should be modernized and made more explicit as to height, width, size, 
number, location, area of the building coverage, lighting, etc. Such standards may vary for 
corridors and neighborhood retail districts to best reflect the character of the area. 

 
C The Sign Ordinance should be completely overhauled to reflect the recommendations in the 

design plan. 
 

C For new buildings, signs should be integrated into the original project design and approved as 
part of site plan approval with a mandatory referral to the Design Review Board, rather than 
being approved separately by the Design Review Board after approval or construction of the 
project. 

 
C The City should seek advice from the Design Review Board on the design and location of all 

new municipal signs. 
 

b) 2006 Comprehensive Plan Update 
 

Since the acceptance of the 1997 Plan, the Common Council has incorporated signage for new 
buildings as part of the integrated site plan approval.  All site plans, including signage plans, are 
referred to the Design Review Board for comments as part of the site plan approval process, as 
proposed in the above 1997 Plan recommendations. 
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The Design Review Board has done a great deal to encourage more appropriate signage and sign 
technology.  The Sign Ordinance has not undergone a substantial review and revision, as the 
Building Department has been principally involved in the complete updating of the City’s 
Building Code.  That process has just recently been completed, and the revised Building Code has 
been adopted by the City.  The Design Review Board has recommended that, with the completion 
of the update of the Building Code, a complete review and updating of the City’s Sign Ordinance 
should be undertaken. 

 
c) 2006 Comprehensive Plan Update Strategies 

 
* As part of its review and update of the City’s Sign Ordinance, the Design Review Board, 

working in conjunction with the Building Department and the Planning Department, should 
include the following: 
 
1. The definition of “sign” should be expanded to include advertisements for businesses or 

services in locations other than the exterior facades of buildings.  Design standards 
should be established to control the size and location of those signs. 

 
2. The definition of “temporary” with regard to signs should be defined, including a 

specified number of months for specific circumstances. 
 

  3. Design standards and specific sign types should be established for storefronts. 
 

  4. Regulations for signage inside windows should be developed. 
 

* Historic signage program should be developed as proposed in Community Facilities section. 
 
2.  Design Review Board 
   
 a) 1997 Overview 
 

The City’s Design Review Board presently provides review and input on new commercial 
buildings and residential buildings of three or more units.  A clarification of their duties with 
respect to the enforcement of design standards should be established to achieve a higher level of 
architectural design in White Plains. 

 
b) 2006 Comprehensive Plan Update 
 

The Design Review Board is advisory to the Common Council, Planning Board, Board of 
Appeals and Commissioner of Building with respect to building design.  The Design Review 
Board is the approving agency for signage unless it has been made a part of the site plan approval 
by the Common Council.  The Building Department is the enforcement agency for both building 
construction and signage construction and installation.  The Design Review Board is a citizens’ 
body.  It is not appropriate for a citizen committee to have enforcement powers.  Its decisions, 
like those of the other approving agencies, are enforced by the appropriate City departments.  
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3.  Pedestrian Issues 
 

a) 1997 Overview 
 
  One element of urban design which is an important focus in this Comprehensive Plan is the 

provision of safe and attractive pedestrian areas in the Core Area and elsewhere.  To ensure that 
these issues receive appropriate attention in the development process, the City’s land use and 
design regulations should be amended to specifically note the importance of pedestrian concerns. 

 
b) 2006 Comprehensive Plan Update  

 
The City has made pedestrian traffic a major issue in site plan review.  The City has established 
new streetscape design standards for all developments in the Core Area and along the Post Road 
Corridor.  Pedestrian traffic is required to be analyzed in all traffic studies, and is also included in 
all environmental reviews. 

 
The Traffic Department is exploring new technologies for both vehicular and pedestrian safety.  
Video detection of pedestrians in crosswalks is an emerging technology which, as it becomes 
more cost effective, will enable real time monitoring of complex intersections and adjust 
pedestrian crossing time automatically. Pedestrian signals in the Core Area are being changed out 
for new signals that provide walk time countdowns. Corner sidewalk projections to enable 
pedestrians to step out safely from the curb are being installed where possible, along with large 
LED signs which identify pedestrian traffic areas. The Traffic Department is installing the new 
signals and signage, and all new developments are required to pay for pedestrian signals and signs 
related to impacts of the new projects. 

 
c) 2006 Comprehensive Plan Update Strategies  

 
  * New technologies which enable the City to better monitor and regulate pedestrian movements 

should continue to be tested by the City and applied at appropriate locations as soon as 
practicable.  The technologies include audible signals, advance walk phasing, and countdown 
pedestrian signals already being installed throughout the City, as well as more advanced 
technologies such as video detection at key intersections.  Roadway modifications include 
raised crosswalks at key mid-block locations.  Sidewalk design includes installation of 
sidewalk patterns and sidewalk widenings to reduce crossing distances and to enhance 
pedestrian safety at critical intersections.  

 
  * See also the Traffic and Pedestrian Master Plan strategies in the Land Use and Community 

Facilities sections of the Plan. 
 

4.  Landscaping Issues  
 
 a) 1997 Overview 
 
  The same principles of explicit standards with specific examples should be applied to 

landscaping. Landscaping should be more than camouflage, and should be used to help enliven 
and add interest to a site or parking area. The content of a landscaping plan should not be limited 
to plantings, but should be broadened to incorporate the larger concept of streetscape including 
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walls and awnings, street furniture, paving materials, street lights, sculpture, etc. 
 

b) 2006 Comprehensive Plan Review Update 
 

In the Core Area and along the major corridors, all new development since 1998 has required 
landscape plans which include all streetscape and public open space elements, including sidewalk 
materials, street furniture, trees, and street lighting.  The design is approved as part of the site 
plan approval process, and must be funded by the developer of the project.  

 
 c) 2006 Comprehensive Plan Update Strategy  
 

* The requirement for comprehensive landscaping plans as part of the site plan review process 
should be strictly enforced, and such plans should be implemented.  Significant changes to 
the plans should come back to the approving agency for review. 

 
E. Public Improvements 
 
The implementation tools described above all fall within the category of local ordinances.  A second, 
equally visible means of achieving Comprehensive Plan objectives is through the provision of public 
improvements.  Most of these would be implemented as part of the City’s Capital Improvement Program. 
 
1. Examples of public improvements which were included in the recommendations of the 1997 

Comprehensive Plan are noted below. 
 

a) Library Plaza - Design improvements to convert the plaza 
into a multiple-use public space, tied to the adjacent White 
Plains Library. 
 

b) Parks - Expansion of the City’s active and passive 
recreation areas and natural areas through acquisition of 
property and/or improvements to existing facilities.  The 
enlargement of Gillie Park into a portion of the Gedney 
DPW property is an important element of the 
Comprehensive Plan. 
 

c) Recreation Plan - The City should fund and undertake the 
Recreation and Parks Master Plan as soon as possible. 
 

d) Off-Street Parking - A complete, detailed and accurate inventory should be developed of the 
number, location and cost of both public and privately-owned parking spaces. The Parking 
Authority has already developed an inventory of its parking resources which is updated on a regular 
basis.  The provision of additional off-street parking facilities would be appropriate as part of Core 
Area revitalization efforts. It is also appropriate in the City’s neighborhoods to provide overnight 
parking for residents. 
 

e) Parking Authority - The Parking Authority should continue to maintain the integrity and quality 
of the City's parking facilities and seek out and install new technology. It should be supported with 
assistance from the City until it is in a positive revenue position (projected to be in the Year 2002). 

Library Plaza 
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f) Pedestrian Areas - Upgrade sidewalks with attractive lighting, paving and landscaping to create a 

sense of greater safety and improved aesthetics in commercial and mixed use areas throughout 
White Plains. 
 

g) Intersection Improvements - To accommodate projected traffic levels from existing and new 
development, it will be necessary to improve certain intersections, including changes to 
signalization, re-striping or widenings.  
 

h) New Roads - The Plan calls for the extension of Court Street and the construction of the Dr. Martin 
Luther King, Jr. Boulevard Extension.  It recognizes the need to upgrade I-287 and improve the 
Bronx River Parkway.  Implementation of these projects, although funded by other sources, needs 
to be guided by the City, in terms of design issues and the evaluation of impacts of the proposals on 
City streets and neighborhoods. 
 

i) Computerized Signal System - Funds should be included in the Capital Improvement Program to 
expand the computerized signal system in the Central Business District and along entry/exit 
corridors, and to upgrade selected problem intersections. This will make traffic flow more 
efficiently, speed emergency vehicle movement, reduce air pollution, and minimize traffic spillover 
into adjacent residential neighborhoods. 
 

j) Streets and Utilities - The City should continue its ongoing program of capital expenditures in 
order to maintain and upgrade its streets, drainage and water supply. 

 
2. 2006 Comprehensive Plan Update 
 

The Capital Improvement Plan is prepared at open meetings of the Capital Projects Board and 
submitted to the Common Council. The Capital Projects Board consists of representatives of the 
Common Council and the Planning Board, the Budget Director, and the Commissioners of the 
Departments of Planning, Public Works, Public Safety, Recreation and Parks, Finance, and Traffic.  
The Board meets throughout the fall of each year, and submits its proposed plan to the Common 
Council early in each calendar year. 
 
All of the City’s capital improvement projects are planned through the City’s Capital Improvement 
Program.  Each project is reviewed in terms of the Capital Improvement Program performance goals.  
The Capital Projects Board approves all projects and makes recommendations for project funding to 
the Common Council.  The Common Council is the approval agency for capital project funding.  The 
three objectives of the Capital Improvement Program, as set forth in the Capital Improvement Plan, 
are: 
 
  1. Conformity with the City’s 1997 Comprehensive Plan, 
  2. Stabilization and reduction of total outstanding indebtedness, and 
  3. Coordination of capital improvements with the development of operating budget to 

maintain a reasonable tax levy. 
            
The City has been very successful in obtaining outside funding for infrastructure improvements over 
the past six years.  As Appendix ** demonstrates, the City has spent over $90 million on capital 
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projects from July 1, 1998 to June 30, 2006.  Over $37 million of the $90+ million was raised from 
outside funding sources.  This represents over 41% of all funds expended. 

 
3. 2006 Comprehensive Plan Update Strategies  
 

Implementation of public improvements is through the City’s Capital Improvement Program. The 
strategies were included in the Community Resources section of the 1997 Comprehensive Plan, but 
are, in fact, implementation strategies for capital improvements and have, therefore, been moved to 
this section. 

 
  C Continue to plan funding for capital improvements consistent with the City's adopted Capital 

Improvement Program performance goals. 
 
  C Aggressively pursue outside funding to pay for infrastructure maintenance and 

improvements. 
 
  C Continue City policy that all public facility and infrastructure improvements necessitated by 

new development be funded to the maximum extent feasible by those new developments. 
  
F.  Fiscal Planning 
 
To provide a sound fiscal framework for implementing many of the strategies set forth in the Plan, the 
City should undertake the following with respect to its Annual Budget and Capital Program. 
 
1.  Annual Budget 
 

a) 1997 Strategies 
 

C Continue to rebuild fund balance. 
 

C Reduce total indebtedness via principal retirement by funding more projects with cash and 
utilizing a mix of short and long-term debt. 

 
C Work aggressively to secure from the State Legislature retention of the additional ½% in City 

sales tax on a permanent basis. 
 

 C Share costs of maintenance of School District-owned recreational facilities. 
  

b) 2006 Comprehensive Plan Update - Annual Budgeting, Assessments and Treatment of Tax 
Certioraris 

 
  1) Expenditures - Operating Budget 
 

The preponderance of the City’s annual budget is for personnel costs. For 2005/06, this represents 
72.2% of the General Fund. By department, the largest expenditures were in Public Safety 
(37.7%) and Public Works (19%). Protection of persons and property, and the maintenance of the 
City’s infrastructure, are crucial to the City’s well being. General Government and Community 
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Services were the next two largest expenditure categories.  With the decline in Federal 
Community Development funding over the last several years, the City now expends more, 
annually, on Community Service programs benefiting low and moderate income residents than 
the Community Development Program. 

 
An important part of the annual budgeting process is the allocation of funds for the payment of 
debt service on City obligations. It is important to understand that the City’s debt is not all tax-
supported debt. A portion of the debt is funded by fees and fines, such as water rates and parking 
fees and fines, and a portion is funded with funds from outside sources. 

 
  2) Expenditures - Debt Service 
 

The Implementation section of the 1997 Comprehensive Plan begins with this statement:  “Over 
the 15-year horizon of the Plan, the City will need to revise its implementation strategy in 
response to changes in economic, social and physical conditions in the community.”  An 
important change in economic circumstances since September 1997, when the 1997 Plan was 
accepted, has been the dramatic decrease in interest rates.  This has not only supported private 
development in the community, but also enabled the City to issue debt at record low rates.  In 
2004 and 2005, the interest on City debt issuance was 4.5% or less.  Decisions regarding the 
issuance of debt versus use of cash to finance capital improvements are not the same in this 
market as they were in the higher interest rate markets of the early to mid-1990's. 

 
Each year, the City’s Comprehensive Annual Financial Report (CAFR) provides a summary of 
debt service obligations and payments by category of debt and by year of payments. The City’s 
Schedule of Serial Bond Indebtedness in the 2004-05 CAFR shows a decline in total indebtedness 
through principal reduction, with annual principal payments on government activity bonds 
declining from 2005 through 2029. Highlights of the City’s schedule of debt payments are as 
follows: 

 
  a. With the exception of the 2002 City Center Garage bond ($21,000,000), the 1993 and 2003 

refinancing of the Public Safety Building bond ($20,850,000), and a $5,625,000 bond issue in 
2003 covering 13 capital projects from several prior years, the City’s General Capital Projects 
annual borrowing has been below $2,000,000 since 2001. 

 
  b. The City’s major debt-funded new capital projects 

since 1998 include the City Center Garage, Library 
Children’s Room (the Trove), and the Shapham 
Place Garage.  The next planned major project is 
the Longview Parking Garage, which will be paid 
for in part by White Plains Hospital.  To be 
programmed are the City Hall renovations and 
expansion. 

 
  c. The City’s open space acquisition of over 44 acres 

is part of the City’s open space acquisition 
program, and is principally funded by specified 
revenues from property sales, revenues from the Starbucks at Renaissance Plaza, and an 

The Trove 
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allocation of parking violations revenues, as part of the $5 million commitment to open space 
acquisition made in the 2001 Environmental Protection Initiative. 

 
  d. Library Fund serial bonds reflect expenditures for the new Children’s Library and major 

renovations. The Library also raised significant private funds to help pay for the new 
Children’s Library. 

 
  e. Parking project serial bonds reflect improvements to municipal garages and, in 2004, the 

bond for the Shapham Place garage. 
 
  f. The Water Fund reflects self-supporting debt for the City’s water system. 
 
  3) Revenues - Sales Tax, Tax Levy and Fund Balance 
 

The City’s principal sources of revenue are sales tax and tax levy (including PILOT payments).  
For 2005/06, the City has budgeted 31.1% of revenues from sales tax and 30.3% from the tax 
levy. Other important revenue sources are charges for services, fines and forfeitures, funds from 
other governments, interest income and miscellaneous other sources. Fund balance is also a 
component of annual revenues.  

 
The City’s Charter permits the City to appropriate, as part of its annual budget, “an amount not to 
exceed the undesignated fund balance as of the close of the preceding fiscal year for use in the 
(succeeding) budget year.” The City’s Annual Proposed Budget includes a detailed discussion of 
fund balance and how it is used.  

 
As the Annual Proposed Budget states, “Fund balance provides working capital so that White 
Plains is not forced into the short-term credit market as are many other governments, it provides 
ready resources for major unknowns; it produces interest income to help support the delivery of 
municipal services; and it also helps to stabilize property taxes.”  Historically, the City has 
appropriated funds when revenues in another revenue category are anticipated to increase but 
such increases cannot be actually budgeted under the City’s Charter requirements. The City has 
also appropriated fund balance for major economic development investments, such as the City 
Center Garage, where there is a hiatus between when funds must be expended and when revenues 
generated by the economic development activity, such as sales tax, are generated.  

 
Fund balance is also one of the indicators used by credit rating agencies in establishing the City’s 
credit rating.   The City’s credit remains at Aa-1. 

 
Sales tax is the largest component of revenues to the City. The 1997 Plan recommended that the 
City work aggressively to secure the ½% sales tax from the New York State legislature on a 
permanent basis. The City has, in fact, aggressively pursued this objective.  Although the New 
York State Legislature has declined to make the ½% permanent, the City continues to pursue this 
objective.  With the assistance of the City’s legislative delegation, the City has been able to obtain 
renewals of the ½% on the sales tax every two years. According to the Finance Department, this 
½% on the City’s sales tax represents approximately $10 million in revenues to the City each 
year. 
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The City’s sales tax revenues have continued to increase as new retail development in the City 
has come on line. According to the Finance Department, “Over a 20-year history, sales tax has 
shown little fluctuation in relationship to economic downturns, making it a stable part of the 
City’s revenues.”  

 
The second largest component of revenues to the City is the tax levy.  All real property in White 
Plains - except Special Franchise property, which is assessed by the NYS Office of Real Property 
Service - is reviewed and assessed by the Assessor for both valuation and taxable status. Special 
Franchise properties include poles, wires, conduits and cables in the public right-of-way.  Due to 
assessment decisions at the State level, this component of the assessment roll continues to 
decline.  The Assessor is governed by procedures, rules and regulations of the New York State 
Real Property Tax Law with respect to both how and when to assess property.  

 
Another reduction in the assessment roll is from partial exemptions for residents, including 
veterans and low income senior citizens. These partial exemptions benefit our residents directly. 

 
A significant factor in the determination of assessments is the methodology by which property is 
assessed.  At this time, one- to three-family residential property is assessed by a different 
methodology than commercial property. (This includes Special Franchise, cooperative and 
condominium properties).  The treatment of residential condominiums and cooperatives as 
commercial property for purposes of assessment significantly reduces the amount of the 
assessment that can be placed on these properties relative to that placed on a one- to three-family 
residence. Once again due to State mandates, this has had an increasing negative impact on the 
City’s assessment roll. There has been recent legislation proposed to change this methodology. 
However, it has not passed the State Legislature. 

 
The methodology of the NYS Office of Real Property Services for determining the City’s 
Equalization Rate has also had a negative impact on the City.  The Equalization Rate is used in a 
wide array of State calculations, including in the calculation of State Aid and, most particularly, 
in tax certiorari proceedings. The State Equalization Rate is derived from a formula which lumps 
together all properties - commercial properties and one- to three-family residential properties - 
even though the method for calculating the assessment of commercial and one- to three-family 
properties is very different. Thus, the methodology for calculating the Equalization Rate is 
distorted. The Equalization Rate is intended to be a reflection of market conditions within a 
taxing jurisdiction. However, the components of the rate - one- to three-family residential 
properties and commercial properties - are not the same and, as stated above, the way in each 
component is assessed is not the same. The result is an Equalization Rate which does not truly 
reflect the valuation of property in the City. Therefore, every year the City challenges the State 
Office of Real Property Services over its determination of the Equalization Rate. 

 
Recognizing the inequity of the Equalization Rate methodology, the City, working with its State 
Assemblyman, proposed legislation to mitigate the impact on property assessments and tax 
certiorari proceedings of the Equalization Rate. The proposed legislation would separate one- to 
three-family residential properties from commercial properties, creating separate Equalization 
Rates for each.  This change would better reflect market value of both commercial and one- to 
three-family residential properties.  To date, this legislation has not passed in the State 
Legislature. 
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Most tax certiorari challenges cover multiple years. The City and School District work 
collaboratively to resolve these tax certiorari proceedings. During the period of time in which a 
tax certiorari settlement is being negotiated, the challenger continues to pay full taxes. Upon 
settlement, the settlement refund amount, if any, is allocated to the challenged years and is paid in 
a lump sum in the current fiscal year. In the 1990's, tax certioraris took an average of seven (7) 
years to settle. Due, in part, to the extended period of time covered by individual tax certiorari 
settlements, almost 50% of all tax certiorari settlement payments from 1992/93 through 2004/05 
represented settlements of challenges from 1992/93 through 1999/00.  It is now the policy of the 
City to settle tax certiorari proceedings in a manner that minimizes the amount of accumulated 
multi-year settlement obligation which must be paid out in a lump sum in a single fiscal year.  
Under this policy, the average number of years covered by a settlement is reduced to four to five 
years. 

 
Consistent with the 1997 Plan, the City has continued to preserve fund balance, with the 
exception of the planned drawdowns on fund balance required during the period between the 
initial funding of the City Center Garage and the receipt of sales tax revenues from that project, 
and those necessitated by State mandates imposed on the City after the City’s budget approval 
process was complete. The City has used the appropriation of fund balance, in part, to offset the 
need for tax increases where known new revenues are anticipated in the coming fiscal year but 
cannot be recognized by the City under its Charter-regulated budgeting procedures. 

 
c) 2006 Comprehensive Plan Strategies 

 
  * Manage debt levels through judicious scheduling of capital projects, taking into consideration 

cash to capital contributions, outside financing and existing debt service requirements. 
 

* Implement steps to control recurring compensation and related costs at or below inflationary 
levels. 

  
  * Application, permit, and filing fees imposed by City codes and ordinances should be 

reviewed on an annual basis to determine whether such fees are appropriate or should be 
adjusted. 

 
  * The City should continue to aggressively seek to retain the additional ½% in City sales tax on 

a permanent basis. 
 
  * The City should continue to share the capital costs of recreational facilities used jointly by the 

City and the School District.  The City should continue to provide engineering services to the 
School District, as well as providing various in-kind services and equipment sharing. 

 
  * The City should continue to reserve for tax certioraris. 
 
  * The City should continue its collaboration with the School District, and the City and School 

District should continue to aggressively contest tax certioraris. 
 
  * The City should continue to work with its legislative delegation to change the manner of 
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calculating the Equalization Rate, monitor any proposed changes to the Real Property Tax 
Law, and support and implement changes that will create greater equity among the City’s 
taxpayers without creating a significant negative impact to any particular group of taxpayers.  
Conversely, the City should continue to oppose legislation that would negatively impact the 
City.  

 
2.  Five-Year Capital Improvement Program 
 

a) 1997 Strategies 
 

C Maintain the five-year rolling Capital Improvement Program. 
 

C Reduce the near term impact on the City budget and tax rates of the burden of existing long-
term debt service payments. In the next five years, the City should fund projects to the 
maximum extent feasible from current revenue and/or short-term notes, thereby facilitating 
principal debt reduction and preservation of fund balance. 

 
C With the exception of opportunities to create new 

athletic fields in the near term, funding of larger 
capital improvement projects which cannot be funded 
from outside sources, with short-term debt, or from 
limited appropriations of fund balance should be 
scheduled to the maximum extent feasible for 
Comprehensive Plan years 6-15, and funded with a 
mix of short/long-term debt and carefully planned use 
of the fund balance.  

 
 C Through a five-year joint capital plan, the City and School District should determine the 

appropriate cost sharing for capital improvements to School District owned recreational 
facilities which involve major rehabilitations or creation of new facilities.  Where new 
athletic fields can be created, the City should assume the total cost and schedule these 
projects to bring the fields on line as quickly as possible. 

 
 

b) 2006 Comprehensive Plan Update 
 

In reviewing the 1997 Plan strategies related to City investment in its capital resources, there 
appear to be certain inconsistencies between strategies calling for investment in a wide range of 
the City’s capital resources and strategies to implement such investment.  Throughout the 1997 
Plan, strategies call for major investment in the City’s recreational facilities, Library, and 
infrastructure, including roads, parking facilities, and water system; and, in the Land Use section, 
for investment in parking infrastructure to support economic development.  For example, 
strategies in the Land Use section of the 1997 Plan call for the City to: 

 
  C Encourage and, where possible, provide support through zoning, parking regulations and use 

of public parking structures to maintain major anchors such as free-standing department 
stores in the Mamaroneck Avenue Business District with major retail, entertainment, or other 
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uses that would help bring patrons to stores in the vicinity; and 
 
  C Continue to upgrade existing municipal parking lots and structures, including improved 

signage, landscaping and pedestrian access. 
 

The City’s demolition of the 40-year-old Main-Martine Garage, and its replacement with the 
expanded City Center Garage, implements these two strategies.  This could not have been done 
without substantial public investment. 

 
The Implementation section strategies, on the other hand, appear to indicate a narrower 
implementation program.  However, when undertaken properly, the capital investment program 
can be achieved within the framework of the Implementation strategies, by balancing new 
investment with new or expanded revenue sources.  A key example of this is the City’s funding of 
the City Center Garage. 

 
In financing its largest single capital investment since the financing of the Galleria Garage, the 
City recognized that the cost of this major capital investment would be substantially offset with 
new sales tax and PILOT payments from the redevelopment of the long vacant former Macy’s 
store with the City Center project.  With the exception of the increase in debt to finance the City 
Center Garage and the draw on fund balance to support the first two years of the City’s 
investment of $21 million in the City Center Garage, the City has continued to rebuild fund 
balance and has reduced tax-supported indebtedness. 

 
The investment in the City Center Garage was made by the City after extensive research and 
deliberation into the costs and benefits of demolishing the old 1,125-space Main-Martine Parking 
Garage and constructing a new 2,300+-space garage in partnership initially with Tishman Speyer 
and finally with LC White Plains, LLC.  The total cost of the Garage was $50 million.  The City 
bonded for $21 million, the Urban Renewal Agency funded $2 million in cash and LC White 
Plains, LLC funded $27 million.  The revenues from the Garage fund its operation.  Any 
operating deficit is paid by LC White Plains, LLC.  The Garage is owned by the City and LC 
White Plains, LLC as condominium owners.  The LC White Plains, LLC portion of the Garage 
reverts back to City ownership after the earlier of either the pay off by LC White Plains, LLC of 
its portion of the Garage bond or 25 years. 

 
The Common Council reviewed various options for funding the 
construction of the Garage.   Separate studies were conducted by 
Cappelli Enterprises, Inc., and the City, to assess the cost, payback 
period and revenue streams for the Garage and the City Center retail 
component.  A detailed 25-year projection of the payout on both the 
LC White Plains, LLC and City debt was prepared.  This analysis, 
prepared in conjunction with outside financial consultants and 
assistance from the City’s auditors, includes a halo effect and sales tax 
generation analysis.  Based on this extensive review, the Common 
Council determined that the economic development role of the new 
City Center Garage, both for the viability of City Center project itself, 
and to support area redevelopment efforts, warranted the City’s 
investment.  At the time of its review, the City estimated an interest City Center Garage 



 

 III-I-24 

rate on the City’s bonds of 6%.  The City achieved a variable rate of 3.5%.  The rate on the LC 
White Plains, LLC bond financing was estimated at 8.75%; the actual rate was 6.15%. 
 
It was made clear during the Common Council’s deliberations in 2000 and 2001 that there would 
be a period of time in which bond payments would be due before the City Center retail was open, 
occupied and generating sales tax.  The pro forma projected no sales tax revenues to offset the 
first two years of debt service.  The construction of the Garage began in January 2002.  The first 
bond payments on the City Center Garage bond were made in May 2003 ( FY 2002/03 - Year 1).   
The City Center partially opened in October 2003 with Target and the movie theater.  The 
balance of the City Center opened between January 2004 and December 2005.  Sales tax revenues 
from October 2003 to June 2004 began to reflect the new businesses coming on line.  This also 
coincided with the second year debt service payments on the City Center Garage.  The first full 
year of sales tax revenues from the partially occupied City Center occurred in FY 2004/05.  Thus, 
the City began to see sales tax generation to offset the debt service partially in the second year, 
and more fully in the third year of debt service payments.  Based on the City’s pro forma, the 
City anticipated drawing down on fund balance during the first two years of debt service 
payments.  This is precisely what the City did. 

 
The issuance of long-term debt for the City Center Garage is consistent with the capital program 
implementation strategy, which recommends that “larger capital improvement projects which 
cannot be funded from outside sources or with short-term debt or from limited appropriations of 
fund balance should be scheduled to the maximum extent feasible for Comprehensive Plan years 
6-15 and funded with a mix of short/long-term debt and carefully planned use of the fund 
balance.”  The first year of debt payment on this debt was in Comprehensive Plan Year 6.  The 
City carefully planned the use of fund balance for this major capital investment and planned for 
the new revenues to support the long-term debt obligation. 

 
Like the Galleria Garage, the City Center Garage was a major capital investment for the City and 
a lynchpin of the City’s revitalization.  The Galleria was necessary to jump start the revitalization 
of the City in the 1980's.  The City Center Garage has been equally necessary to jump start the 
current downtown revitalization.  The following is a comparison of the investment made by the 
City in each case: 

 
  1983   Galleria Garage  $25 million bond 8.75% interest rate 20 year bond 
  2003   City Center Garage  $21 million bond 3.5% interest rate 20 year bond 
 

The City has also aggressively pursued outside funding for capital projects.  As noted, over 45% 
of all capital project funding since the acceptance of the 1997 Comprehensive Plan has been from 
outside sources. 

 
Finally, the City and the School District have developed and annually prepare a joint capital 
program for the funding of improvements to shared City and School District facilities. Consistent 
with the 1997 Plan, through the Joint City-School District Capital Plan, the City has improved its 
own and school district recreational facilities and built new recreational facilities.  The City has 
funded a substantial portion of the cost for the recreation facility improvements.  

 
The 1997 Plan recommended that, to the maximum extent feasible, major capital projects be 
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funded in years 6 through 15 of the Plan period.  This strategy has been implemented. 
  

Due to historically low interest rates, a changed circumstance not anticipated when the 1997 Plan 
was prepared, the City has been able to take advantage of very low rates on short and long-term 
debt.  By refunding prior long-term debt issues (such as Public Safety Building) to lower rate debt 
and taking advantage of the low interest rate market for new short and long-term debt, with the 
exception of (a) planned drawdowns of fund balance during the construction of the City Center 
Garage and before the City Center itself fully opened, and (b) the substantial pension payment 
required by the State of all municipalities, the City has been able to refinance higher rate debt and 
issue new short and long-term debt at record low interest rates while preserving fund balance.   

 
The City has adopted Fiscal Performance Goals which represent the written policies of the City 
and guide its financial management practices.  These performance goals include the following: 

   
  (1) Revenue Performance Goals, 
  (2) Operating Expenditure Performance Goals, 
  (3) Reserve Performance Goals, 
  (4) Investment Performance Goals, 
  (5) Capital Improvement Performance Goals, 
  (6) Debt Performance Goals, and 
  (7) Financial Reporting. 
 

These Fiscal Performance Goals were adopted by the City May 18, 1981 and last amended May 
6, 1985, and remain in full force and effect. 

 
c) 2006 Comprehensive Plan Update Strategies  

 
  * With respect to the scheduling and funding of the City’s capital projects, the City’s 

investment policy should continue to be a dynamic policy which balances and adjusts the use 
of long and short-term debt, and cash to capital, in light of changes in the interest rate market 
and the City’s multi-year debt payment schedule, with the overall objective of preserving 
fund balance.  As was done with the development of the City Center Garage, anticipated 
drawdown of fund balance for economic development or major capital projects should be 
based upon independent economic projections which demonstrate the overall impact of such 
development or projects on long-term revenues, including sales and property taxes and fund 
balance. 

 
  * For the period beginning in 2006 until the end of the Comprehensive Plan period, the City 

should place a high priority on: 
 
   (a) infrastructure and critical resources, including water systems, 
   (b) continuing to systematically improve Public Safety facilities, 
   (c) rebuilding and expanding City Hall at its existing site,  
   (d) investing in technology solutions that will more efficiently run City operations, and 
   (e) maintaining state-of-the-art recreation facilities. 
 

Other spending, including, but not limited to, new recreation facilities, Library and cultural 
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facilities, open space acquisitions not already recommended through the Open Space 
Acquisition Advisory Committee, and parking facilities, should be evaluated on a case by 
case basis with a cost/benefit analysis of each project, including assessment of any economic 
development impacts. 
 

  * The City’s adopted Fiscal Performance Goals should be recognized as the City’s guide for its 
financial management practices. These goals should be reviewed on a regular basis by the 
Budget and Management Committee in consultation with the Departments of Budget and 
Finance, and recommendations for modifications to the Performance Goals, if any, should be 
submitted to the Common Council for its consideration. 

 
  * The City and School District should continue to implement the 1997 Plan strategy to share 

the costs of jointly used facilities. 
 
  * Under recent State funding requirements, the City will be implementing a three-year financial 

planning process.  This Committee supports this financial practice and further recommends 
that the process be extended to five years, consistent with the five-year Capital Improvement 
Program.   This will enable the City to better prioritize capital spending and determine its 
impact on the taxpayer, resulting in a more informed decision-making process. 

 
G. Economic Incentives 
 
The City can also seek to implement the Comprehensive Plan by providing economic incentives to the 
private sector to carry out specific projects.  Where such incentives are proposed to be utilized, they must 
be assessed to determine if the benefits to the public sector will outweigh the costs. 
 
Economic incentives can take a variety of forms, some of which are described below. 
 
1.  Tax Abatements 
 

a) 1997 Overview 
 

Under New York State law (Section 485b of Real Property Law), municipalities are 
permitted to authorize tax abatements for certain commercial and industrial projects.  White 
Plains does not currently avail itself of this program, but could decide to do so. 

 
b) 2006 Comprehensive Plan Update 

 
The City has not chosen to avail itself of this option. The City has not needed abatements to 
achieve the downtown revitalization to date, and does not see a need for adoption of powers 
under Section 485b of the Real Property Law.  Instead, the City and the School District have 
approved a number of PILOT agreements with the Westchester County Industrial Development 
Agency and private developers. 

 
PILOT payments must be approved by both the City and the School District. Each project that is 
offered a PILOT program is reviewed independently by each taxing jurisdiction. The approval of 
a PILOT payment option does not mean that the project is exempt from paying taxes. To the 
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contrary, the project must pay taxes, in the form of PILOT payments in the amount established in 
the approval.  The City and School District have approved a number of PILOT payments which 
reflect equivalent payments to what would be made by the project developers were the projects 
not under the jurisdiction of the Westchester County Industrial Development Agency. 

 
To date, the City has used full tax equivalent PILOT approvals for all commercial and industrial 
projects. With substantial retail and office sectors, the City has taken the position that it would be 
inappropriate to approve PILOT agreements that provide tax incentives to new retail or office 
projects. Phase in incentives were used to initiate downtown market rate residential development 
after more than ten years of no new market rate residential development in the Core Area. 

 
c) 2006 Comprehensive Plan Update Strategies  

 
 * There is no need to authorize tax abatements for commercial and industrial projects at this 

time. 
 
  * New State legislation which permits the municipality’s Assessor to recognize affordable 

housing in the assessment of residential real estate is supported. 
 
  * The City and School District should continue to evaluate PILOT payment options on a case 

by case basis, in the context of the particular economic benefits which each project brings to 
the City. 

 
2.  Industrial Revenue Bonds 
 

a) 1997 Overview 
 

Although their use has been substantially cut back by changes in the tax law, industrial 
revenue bonds issued through the Westchester County Industrial Development Agency or 
another body could be utilized to provide certain projects with lower financing costs.  With 
IDA financed projects, such as the Westchester Mall, a payment in lieu of property taxes is 
negotiated. If appropriate, the City could agree to adjust tax payments in order to facilitate a 
desired development. The City should also consider creation of its own Industrial 
Development Agency. 

 
b) 2006 Comprehensive Plan Review Update 

 
The City has requested that NY State authorize the establishment of a White Plains Industrial 
Development Agency.  The State has not supported the City’s request for an IDA, even though it 
is the only major municipality in the County that does not have its own IDA.  Developers are 
therefore forced to use the Westchester County IDS.  As stated above, the City has not agreed to 
adjust any tax payments through the PILOT process for commercial or industrial projects.  
Limited adjustments were made in PILOT payments to incentivize downtown residential 
development. 
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c) 2006 Comprehensive Plan Update Strategies 
 
  * The City should continue its efforts to obtain authorization for its own IDA. Although the 

City has worked cooperatively with the Westchester County Industrial Development Agency, 
the City, like its sister cities of Yonkers, New Rochelle and Mt. Vernon, should have its own 
Industrial Development Agency. 

 
3.  Urban Renewal 
 

a) 1997 Overview 
 

Although not a direct economic incentive, the use of urban renewal powers under Article 15 
of the New York State General Municipal Law can help to make private sector projects 
feasible.  In these instances, the City can assemble and clear a development site in a 
designated “blighted” area.  The property would then be sold to a private entity for 
redevelopment in accordance with an approved plan.  The economic incentive would be 
provided by the public sector’s assumption of certain costs inherent in assembling properties 
and by accelerating the schedule for such a redevelopment.  In addition to the Central 
Renewal Project, the City has undertaken several assisted urban renewal projects in the past, 
including the Franklin Windsor urban renewal area and the Post Road urban renewal area. 

 
b) 2006 Comprehensive Plan Update  

 
Since September 1997, the City has designated new urban renewal project areas, and the Urban 
Renewal Agency has used its powers to assemble certain properties within these designated areas 
for redevelopment.  The status of each of the City’s active urban renewal project areas is 
summarized below: 

 
  a. Central Renewal Project.  The Central Renewal Project Plan expired in July 1999.  The Plan 

was extended with respect to only those urban renewal project properties which had not been 
redeveloped at that time.  The two principal properties were Disposition Parcel 26 (“the hole 
in the ground”) and Disposition Parcel 15E (the location of the recently approved 221 Main 
Street Project and the Court Street Extension).  Disposition Parcel 26 is now developed with 
500 units of housing, known as Bank Street Commons.  Construction of the 221 Main Street 
Project is now underway on Disposition Parcel 15E.  There are only two other significant 
underdeveloped parcels in the Central Renewal Project – the Bank Street Parking Lot and the 
Gateway II site.  Both Disposition Parcel 26 and 15E had been created out of parcels acquired 
by the Urban Renewal Agency in the 1960's and 1970's and reconfigured and conveyed by 
the Agency. 

 
  b. Main-Mamaroneck Urban Renewal Project - Phase I and Phase II.  The Main-Mamaroneck 

Urban Renewal Project (WPUR-13) - Phase I was created in 1998 to facilitate the 
redevelopment of the long vacant former Macy’s site and surrounding properties.  The 
adopted Urban Renewal Plan for Phase I granted the Agency powers to assemble property for 
reconveyance for redevelopment.  These powers were not used in this instance, as the private 
developer LC White Plains, LLC was able to assemble all of the private parcels.  Urban 
Renewal powers were used for the acquisition of Conroy Drive and for the redevelopment of 
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the Main-Martine Garage into the City Center Garage. 
   

Main-Mamaroneck Urban Renewal Project (WPUR-13) Phase II was also established in 
1998.  The urban renewal plan for Phase II was adopted in 2004.  Phase II of the Main-
Mamaroneck Urban Renewal Project covered the portion of the 221 Main Street Project that 
was not located within the Central Renewal Project, in order to ensure that Urban Renewal 
powers could be exercised across the entire redevelopment area.  The Phase II Urban 
Renewal Plan also granted the Agency powers to assemble property in the project area for 
reconveyance.  Again, the Agency did not need to exercise these powers with respect to 
private properties.  These powers were used to assemble, from Agency- and City-owned land, 
the right of way necessary for the Court Street Extension and the private parking garage 
below the road. 

 
c. Post Road/S. Lexington Urban Renewal Project (WPUR-12).  This urban renewal project was 

established along the west side of S. Lexington from Quarropas to Post Road and along the 
north side of Post Road from Longview Avenue to Dennison Street.  This Urban Renewal 
Project was established in 1997.  There has been no activity in this urban renewal area.  
However, as part of the Mayor’s Phase III Plan, the City has begun work to prepare an Urban 
Renewal Plan for this project area. 

 
  d. East Post Road Urban Renewal Project (WPUR-9A and WPUR-9B).  This urban renewal 

project also consists of two parts.  WPUR-9A includes White Plains Hospital.  WPUR-9B 
includes the block containing the City’s Longview Parking Lot.  The Urban Renewal Plan for 
Phase II of the project was adopted in 2004.  The purpose of this urban renewal project is to 
redevelop long undeveloped private parcels and the City’s Longview Parking Lot with a new 
parking structure to serve both the City and the White Plains Hospital, and an assisted living 
facility. 

 
As can be seen from the list of active urban renewal projects in the City, the City and the Urban 
Renewal Agency have successfully used the Urban Renewal Powers under Article 15 and Article 
15A of the General Municipal Law to facilitate and enable redevelopment of deteriorated and 
blighted areas of the City. 

 
c) 2006 Comprehensive Plan Update Strategies 

 
  * The City should continue the judicious use of urban renewal powers, including eminent 

domain, by the City and Urban Renewal Agency in areas appropriately designated under 
Article 15 and 15A of the General Municipal Law and for which an urban renewal plan has 
been duly adopted.  If relocation of businesses or residents is necessitated by a redevelopment 
project, the relocation costs should be borne, to the maximum amount practicable, by the 
designated redeveloper. 

 
4.  Community Development Block Grants 
 

a) 1997 Overview 
 

White Plains has successfully implemented a wide range of improvement programs utilizing 
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Federal Community Development Block Grant (CDBG) funds.  Subject to restrictions which 
limit these expenditures to activities which either eliminate blight or principally benefit low 
and moderate income households, the City can utilize its annual CDBG allocation to 
implement some of the Comprehensive Plan recommendations. It can also use urban renewal 
powers in conjunction with the Federal Neighborhood Strategies Area Program to make more 
efficient use of decreasing CD funds. 

 
b) 2006 Comprehensive Plan Update 

 
The City has continued to use federal Community Development funds to support a wide range of 
programs, capital improvements and housing rehabilitation in the City.  The City’s annual 
expenditure of Community Development funds averaged $1.5 to $2 million.  However, recent 
actions by Congress and the federal administration have reduced the City’s annual allocation to 
just under $1 million for the 2006-07 program year, and it is anticipated that further deeper cuts 
will occur over the next several years. Due to the severe cuts in program funds in recent years, 
most of the funding is now allocated to code enforcement, public services and housing 
rehabilitation. Capital projects are no longer able to be supported in whole or in part with 
Community Development funds.  Many of the objectives for funding of projects with CDBG 
funds identified in the 1997 Comprehensive Plan have been addressed since 1998.  In the future, 
Community Development funds will represent a much smaller financial resource for 
implementing the Comprehensive Plan.  The City has actively lobbied Congress for continued 
and expanded funding of this important program. 

 
c) 2006 Comprehensive Plan Update Strategies 

 
  * The City should actively pursue the continuation of the Community Development Program at 

the federal level, and seek to reverse the rapidly declining federal funding.   
 
  * Because Community Development funding capacity has diminished significantly since the 

Comprehensive Plan was accepted in 1997, the City must recognize that the frequently cited 
potential use of Community Development Program funds in the Community Resources 
section of this Plan may not be available due to the significant decrease in funding allocations 
to the City.   

 
  * Within the funding constraints of the Community Development Program, the continuation of 

the Neighborhood Rehabilitation Program should be a high priority. 
 
5.  Other State and Federal Funding 
 

a) 1997 Overview 
 

Despite ongoing reductions in funding available from the State and Federal governments, 
there remain opportunities to supplement local resources for particular developments.  This 
would include assistance made available by the Empire State Development Corporation 
(formerly the New York State Urban Development Corporation) for economic development 
activities. 
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b) 2006 Comprehensive Plan Update 
 

Since the acceptance of the 1997 Plan, the City has obtained substantial outside funding for its 
capital improvement program from a number of sources not otherwise identified in the 1997 Plan.  
As demonstrated by the substantial level of outside funding of the City’s capital program - 45% 
outside funding - the City has been successful in identifying and bringing in funds from a wide 
range of sources.  Major sources of funding for the City’s capital improvement program since 
acceptance of the 1997 Plan include: 

 
  Environmental Protection Agency    Department of Justice 
  HUD EDI- Economic Development Initiative NY Empire State Development Corp. 
  NYS Dept.  Of Transportation     Westchester County 
  New York State legislative grants    Private Contributions 
  Community Development Program    Fannie Mae 

White Plains School District (joint projects) 
 

c) 2006 Comprehensive Plan Update Strategies 
 
  * The City should continue to aggressively seek outside funding to support City capital projects 

and programs.  
 
  *  The City should seek outside funding to support its economic development efforts, and 

support efforts by the White Plains Business Improvement District to obtain outside funding. 
 
H. Other Actions 
 
Beyond the major implementation categories described above, the City has a variety of program and 
policy options which relate to one or more of the recommendations of the Comprehensive Plan. 
 
1.  Sale of Publicly-Owned Land - The City owns properties throughout White Plains.  Some of 

these could be sold both to generate revenue and to facilitate appropriate development consistent 
with Comprehensive Plan objectives. 

 
2.  2005/2006 Comprehensive Plan Review Analysis - Sale of Publicly-Owned Land 
 

The City is responsible for paying non-City taxes on foreclosed properties, which makes these 
properties a liability for the City and its taxpayers.  The Real Estate Committee of the City is 
responsible for the sale of foreclosed properties, and makes recommendations to the Common 
Council on the disposition of other City owned land.  Since the acceptance of the 1997 Plan, the 
Real Estate Committee has sold a number of foreclosed properties.  These properties are being 
developed and are back on the tax rolls.  In 2004, the Budget and Management Committee has 
recommended that the City sell foreclosed properties for redevelopment.  The Common Council 
has the final approval on the sale of properties.  There are a few properties owned by the City 
which came to the City by gift in lieu of foreclosure.  These properties have also been 
recommended for sale for redevelopment by the Budget and Management Committee and the 
Real Estate Committee. 
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3.  2005/2006 Strategy - Sale of Public Land 
 
  Undeveloped City-owned properties which are not required for a municipal use or purpose should 

be sold and restored to the tax rolls.  
 
4.  Location of City Functions - The location of City functions could have beneficial or adverse 

impacts on the surrounding area.  By relocating, combining or expanding particular functions, the 
City could accomplish one or more objectives, including supporting business district 
revitalization, freeing up space for redevelopment or providing better services to the community. 

 
5.  2005/2006 Comprehensive Plan Review Analysis - Location of City Functions 
 

Since the acceptance of the 1997 Plan, four major City departments have been relocated to space 
which is more accessible to the public and which provides sufficient space for the department 
functions.  Most important is the relocation of the Youth Bureau to Eastview School from the 111 
S. Kensico DPW facility.  The Purchasing Department was also relocated from 111 S. Kensico to 
Westchester Avenue. The Building and Parking Departments have been relocated to 7-11 S. 
Broadway.  This location provides for better public access, including handicapped access, and 
space for these departments.  However, this space is rented only on an interim basis until City 
Hall can be expanded.  The 111 S. Kensico DPW functions were relocated to a new facility on 
Brockway Place.  In the case of relocations from 111 S. Kensico, these relocations supported 
economic development by enabling the construction of the parking garage and Stop & Shop 
supermarket. The 1997 Plan statement with respect to location of public functions remains 
appropriate.  

 
6.  Development of Neighborhood Revitalization Strategies - In selected parts of the City, 

problems are multifaceted, covering physical, social and economic factors.  To deal with these 
situations, White Plains can craft neighborhood revitalization strategies which provide for the 
coordinated application of public and private resources to spur overall community improvement. 
The Comprehensive Plan recommends creation of revitalization areas for parts of Post Road, and 
for South Lexington and Ferris Avenues. 

 
7.  2005/2006 Comprehensive Plan Review Analysis - Neighborhood Strategy Areas 
 

In 1998, the Community Development Program created a Neighborhood Strategy Area (NSA) for 
Ferris Avenue.  This NSA was approved by HUD, as was a five-year strategic plan for the area.  
The City, through the Community Development Program, invested over $2 million in streetscape, 
housing, commercial and public service improvements along Ferris Avenue.  This included job 
creation, creation of a day care center, physical improvements to residential buildings and 
commercial buildings, and an expanded code enforcement program.  The Ferris Avenue NSA 
accomplished all of the major strategic goals set for the area. 

 
The City has committed to establishing a second Neighborhood Strategy Area to encompass 
Winbrook Public Housing, the west side of S. Lexington Avenue and Post Road from Longview 
to Dennison Street and along portions of Post Road from Brady Place to Longview Avenue.  This 
NSA will include the Post Road/S. Lexington Urban Renewal Area. The NSA strategic plan will 
encompass housing, commercial redevelopment, and streetscape improvements, as well as social, 



 

 III-I-33 

code enforcement and job creation programs.  The City’s 2005-06 Community Development 
Action Plan calls for the development of this NSA during 2005-006. 

 
8.  2005/2006 Strategy - Neighborhood Strategy Areas 
 

The creation of Neighborhood Strategy Areas, such as the Neighborhood Strategy Area for the 
Post Road and S. Lexington area, is appropriate and supports the City’s objective of revitalizing 
Close-In neighborhoods.  The establishment of the Post Road/S. Lexington Neighborhood 
Strategy Area is a high priority and should be implemented with participation of all stakeholders 
in the area. 
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