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ATTACHMENT I

Aerial Photos
Intersection Geometrics and

Pavement Markings
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Figure G-2: Intersection of Buena Vista Ave. and Prospect St.
Buena Vista Teutonia PUR

City of Yonkers, Westchester County, New York
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Figure G-3: Intersection of Riverdale Ave. and Hudson St.
Buena Vista Teutonia PUR

City of Yonkers, Westchester County, New York
Base: Google Maps
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Figure G-4: Intersection of Riverdale Ave. and Prospect St.
Buena Vista Teutonia PUR

City of Yonkers, Westchester County, New York
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Figure G-5: Intersection of Riverdale Ave. and Main St.
Buena Vista Teutonia PUR

City of Yonkers, Westchester County, New York
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Figure G-6: Intersection of Buena Vista Ave. and Hudson St.
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Figure G-7: Intersection of S. Broadway and Hudson St.
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Figure G-8: Intersection of Nepperhan St. and Warburton Ave.
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Figure G-9: Intersection of Prospect St.,
Nepperhan Avenue and S. Broadway (Rte. 9A).
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Figure G-10: Intersection of Hawthorne Ave. and Hudson St.
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City of Yonkers, Westchester County, New York
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ATTACHMENT II

Manual Peak Hour Counts
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ATTACHMENT IV

Other No Build Projects





Unit is dwelling units or square footage, as noted.
Trip Generation, Institute of Transportation Engineers, 8th edition, Washington, DC, 2008. 

6.5316.2751.4332.241Homes for America - 12,000 square feet

4.8274.6380.9841.539I-Park Phase 2 - 30,000 square feet

9.0958.7382.1623.381Cooks - 4,400 square feet

Retail  {820} 

2.0570.4210.2511.841Homes for America - 58,000 square feet

1.5840.3240.2251.651I-Park Phase 2 - 100,000 square feet 

Office  {710} 

0.2210.4100.4060.101Mulford Gardens 220 Dwelling Units

0.2290.4250.4090.102Main Street Lofts 171 Dwelling Units 

Residential  {220} 

OUT
(Trips/
Unit)

IN
(Trips/
Unit)

OUT
(Trips/
Unit)

IN
(Trips/
Unit)

Land Uses  {ITE Land Use Code} 

 Weekday P.M.Weekday A.M.

Peak Hour Trip Rates 

Table G-1
Buena Vista Teutonia PUR

No-Build Projects Trip Rate Summary 

Unit is dwelling units or square footage, as noted.
Trip Generation, Institute of Transportation Engineers, 8th edition, Washington, DC, 2008. 

78751727Homes for America - 12,000 square feet

1451393046I-Park Phase 2 - 30,000 square feet

40381015Cooks - 4,400 square feet

Retail  {820} 

1192415107Homes for America - 58,000 square feet

1583223165I-Park Phase 2 - 100,000 square feet 

Office  {710} 

49908922Mulford Gardens 220 Dwelling Units

39737017Main Street Lofts 171 Dwelling Units 

Residential  {220} 

OUT
(Trips/
Unit)

IN
(Trips/
Unit)

OUT
(Trips/
Unit)

IN
(Trips/
Unit)

Land Uses  {ITE Land Use Code} 

 Weekday P.M.Weekday A.M.

Peak Hour Trips

Table G-2
Buena Vista Teutonia PUR

No-Build Projects Trip Generation 

Traffic and Transportation

Tuetonia-Buena Vista
G-1



Tim Miller Associates, Inc.,10 North Street, Cold Spring, New York 10516 (845) 265-4400 Fax (845) 265-4418

Figure G-11: No Build Projects* AM Peak Hour Traffic
Buena Vista Teutonia PUR

City of Yonkers, Westchester County, New York
Base Map:

Scale:
NYS DOT Planimetric Map, Yonkers Quad, 1990
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Tim Miller Associates, Inc.,10 North Street, Cold Spring, New York 10516 (845) 265-4400 Fax (845) 265-4418

Figure G-12: No Build Projects* PM Peak Hour Traffic
Buena Vista Teutonia PUR

City of Yonkers, Westchester County, New York
Base Map:

Scale:
NYS DOT Planimetric Map, Yonkers Quad, 1990
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*Excludes SFC
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ATTACHMENT V

Automated Garage Operation





 

 

 

Automated Garage Parking Operation 
 

 

A driver enters the building from Buena Vista Avenue, drives up the driveway and 
around the Auto Court before entering the queuing area of the garage.  Overhead Light Emitting 
Diode (LED) or similar device directs the driver to proceed to the next available Entry/Exit 
Station (“EES”).  Once directed to proceed to one of the four EESs, the overhead door on the 
front of the EES opens.  The driver drives his vehicle into the EES and positions the vehicle by 
following the directions and prompts shown on screens.  The driver turns off the vehicle engine, 
takes his belongings, exits the vehicle, and exits the EES.  Once outside the EES, the driver 
swipes a smartcard at the Ticketing Machine conveniently located immediately outside the EES. 

Once the Ticketing Machine is activated, sensors measure the height, length and width 
of the vehicle and confirms that no person remains inside the EES.  When all of the safety 
sensors are confirmed, the vehicle is ready to be parked. 

The actual parking process is accomplished by a Vertical Lift working in conjunction with 
the EES and a Horizontal Shuttle. A Vertical Lift is located directly next to each of the four 
EESs.  The rollup door between the Lift and EES opens to allow the vehicle to be moved from 
the EES to the Lift.  The rollup door closes and the EES is ready for the next patron. 

While the second patron enters the EES and begins the parking process referred to 
above, the Lift descends to the computer assigned parking level. One of two Horizontal Shuttles 
located on that parking level meets the Lift and retrieves the vehicle from the Lift.  This allows 
the Lift to return to the ground floor to retrieve the next vehicle even though the first vehicle has 
not been fully parked yet.  The Shuttle moves laterally down the aisle before positioning itself in 
front of the computer assigned parking space and parks the vehicle in the parking space. 

To retrieve a vehicle, a patron swipes his smartcard at one of the scanners/readers 
conveniently located near the EES or inside the building lobby to activate the retrieval process.  
The vehicle is retrieved and the driver is prompted to enter the EES.  The driver enters the EEC 
and his vehicle.  The overhead door on the exit side of the EES opens and the driver exits the 
garage to Buena Vista Avenue.  
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Measures of Effectiveness Criteria





Traffic: Measures of Effectiveness

Introduction

The Highway Capacity Manual1 and the Highway Capacity Software2 procedures document the
methodology used for modeling levels of service and average vehicle delay at both signalized
and unsignalized intersections. Level of service is a measure of the operational quality of an
intersection; level of service A is the highest, most efficient level, and level of service F is the
lowest level. The operational quality of an intersection is based on the average amount of time a
vehicle is delayed. Levels of service are examined by 'lane group', the set of lanes allowing
common movement(s) on an approach. Approaches to intersections are assigned primary
directions for clarity as depicted on the traffic volume figures. 

Use of the Highway Capacity Software is consistent with the New York State Department of
Transportation policy requiring use of capacity analysis software consistent with the most recent
version of the Highway Capacity Manual.

The Highway Capacity Software modeled results are applied to peak hour periods only. During
off peak periods, which is the majority of the time, drivers typically will find operations better
than the modeled peak hour results. During peak periods the experience of individual drivers
can vary, because the model calculates average delay.

Peak 15 minute traffic flows typically do not all occur in the same 15 minute period in the peak
hour. The Highway Capacity Software conservatively assumes 15 minute peak approach
volumes occur simultaneously. 

The Synchro3 Software is similar to the Highway Capacity Software in its function of peak hour
intersection analysis. Synchro has added features allowing better analysis of signal
coordination, timing, and queue management.  

1

3 Trafficware Ltd., Synchro Studio 7 Synchro Plus SimTraffic 7, version 7, Sugar Land, TX, 2006.

2 Highway Capacity Software, Computer software, Version 5.4, Mctrans, Gainsville, Florida, 2008.

1 Highway Capacity Manual, National Academy of Sciences, Transportation Research Board, National
Research Council, Washington, DC, 2000.



Level of Service Criteria Signalized Intersections

When analyzing activity at signalized intersections, an understanding of the definition of level of
service is essential:

Level of service for signalized intersections is defined in terms of control delay, which is a
measure of driver discomfort, frustration, fuel consumption and increased travel time.4

These levels of service are:

Level of Service A describes operations with low control delay, up to 10 seconds per
vehicle. The level of service occurs when progression is extremely favorable and most
vehicles arrive during the green phase. Many vehicles do not stop at all. Short cycle
lengths may tend to contribute to low delay values.

Level of Service B describes operations with control delay greater than 10 and up to 20
seconds per vehicle. This level generally occurs with good progression, short cycle
lengths, or both. More vehicles stop than with Level of Service A, causing higher levels of
delay. 

Level of Service C describes operations with control delay greater than 20 and up to 35
seconds per vehicle. These higher delays may result from only fair progression, longer
cycle lengths, or both. Individual cycle failures may begin to appear at this level. Cycle
failure occurs when a given green phase does not serve [all its] queued vehicles, and
overflows occur. The number of vehicles stopping is significant at this level, though many
still pass through the intersection without stopping. 

Level of Service D describes operations with control delay greater than 35 and up to 55
seconds per vehicle. At level of service D, the influence of congestion becomes more
noticeable. Longer delays may result from some combination of unfavorable progression,
long cycle lengths, and high volume to capacity ratios. Many vehicles stop, and the
proportion of vehicles not stopping declines. Individual cycle failures are noticeable. 

Level of Service E describes operations with control delay greater than 55 and up to 80
seconds per vehicle. These high delay values generally indicate poor progression, long
cycle lengths, and high volume to capacity ratios. Individual cycle failures are frequent. 

Level of Service F describes operations with control delay in excess of 80 seconds per
vehicle. This level, considered unacceptable to most drivers, often occurs with
oversaturation, that is, when arrival flow rates exceed the capacity of lane groups. It may
also occur at high volume to capacity ratios with many individual cycle failures. Poor
progression and long cycle lengths may also contribute significantly to high delay levels.5
(Underlines added for emphasis, italic words unabbreviated for clarity, bracketed words
added for clarity)

The table below summaries the levels of service criteria for signalized intersections. 

2

5 Ibid,  page 10-16.

4 Highway Capacity Manual, National Academy of Sciences, Transportation Research Board, National
Research Council, Washington, DC, 2000, page 10-15.



Source: Highway Capacity Manual, National Academy of Sciences, Transportation
Research Board, National Research Council, Washington, DC, 2000.

greater than 80F
greater than 55 and less than or equal to 80E
greater than 35 and less than or equal to 55 D 
greater than 20 and less than or equal to 35C
greater than 10 and less than or equal to 20B

less than or equal to 10A
(Seconds Per Vehicle)Level of Service 
Average Control Delay

Signalized Intersections
Level of Service Criteria

Level of Service Criteria Unsignalized Intersections

The table below presents the levels of service criteria for unsignalized intersections. Average
control delays are different from signalized intersections. Major street lane groups that do not
include left turning movements are considered free flowing (effectively operating at a level of
service A) and are not analyzed.

Source: Highway Capacity Manual, National Academy of Sciences,
Transportation Research Board, National Research Council,
Washington, DC, 2000.

greater than 50F

greater than 35 and less than or equal to 50E
greater than 25 and less than or equal to 35 D 

greater than 15 and less than or equal to 25C

greater than 10 and less than or equal to 15B
less than or equal to 10A
(Seconds Per Vehicle)Level of Service 

Average Control Delay

Unsignalized Intersections
Level of Service Criteria

Volume to Capacity Ratio

The volume to capacity ratio is an indication of the unused capacity or the ability a lane group to
process more traffic. It is possible to have a movement with a level of service A, B, C, or D and
be at capacity for the movement. It is also possible to have a movement with a level of service E
or F with additional capacity available on the movement. The ability of an entire intersection to
handle more traffic is a complex issue, as traffic can be added to under capacity movements
without impacting over capacity movements. Capacity is an estimated value based on standard

3



vehicle operation. A volume to capacity of one indicates the volume equals the capacity.
Volume to capacity ratios greater than one are possible.

Queue Management

Queues are the standing lines of vehicles. Queues first develop as a result of vehicles waiting at
red lights or stop signs. As the queues lengthen they can block driveways, other lanes on the
same approach or other roads. Where queues block driveways they increase delay at
driveways. The blocking of driveways is important to the individuals using the driveways.
Blocking drivers entering the networks does not generally effect the transportation network.
Blocking drivers from leaving the network can reduce the capacity between intersection or link
capacity.  Generally the intersection capacity is only effected if the a queue develops behind left
turning vehicles attempting to leave the network extends into an intersection.  Arterial
management encourages access points off the major arterials to avoid this issue.  

The Synchro analysis identifies when queues extend sufficiently to block access to adjacent
lanes. The effect in terms of additional vehicle delay of these blockages (storage blockage) is
considered in the Synchro analysis but not the Highway Capacity Software analysis. These
blockages are only critical when the service levels decline to unacceptable levels. where the
storage lane is exceeded vehicles can avoid these blockages if there is more than one through
lane.

When the queues extend or spill back into the next intersection that intersection's capacity can
be effected. This reduction in capacity is network critical when an intersection approach is
reduced below the level traffic it is to handle or below the downstream intersection. Of highest
importance is avoiding an effect of spillback from intersection to intersection back upon the
spillbacks.  This can lock that portion of network traffic into a standstill referred to as gridlock
that tends to cascade outward.       

As a measure of effectiveness the 50th percentile queues or typical maximum back of queue
are summarized in Appendix E tables for signalized intersections. The 50th percentile queues
for signalized intersections are indicated in the Synchro calculations. For unsignalized
intersection the Highway Capacity Software analysis sheets are used for the 95th percentile
queues as queues are not shown in the Synchro calculations.

Where queuing becomes an issue typical driver responses include compressing the distance
between vehicles and processing through the traffic control faster. This type of response can
make actual queues less than modeled queues.  

4



ATTACHMENT VII

Measure of Effectiveness Tables
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Reference:  Tim Miller Associates, Inc., 2010.
*** Included with through movement.

*Queue exceeds storage length.
**See Appendix G level of service calculations Signalized 50 Percentile Queue.

0969000000150Southbound right

150164146163464946504138425Southbound through

343*188*346*189*172*122172*12212060150Southbound left

4593034593031791931791935765525Northbound through-right

45353950623254303732100.Northbound left

************000000250Westbound right

220114197107927684736552250Westbound through

425*269*411*243*73917484175*317*150Westbound left

10312590110408233683451450Eastbound left-through-right

Prospect Street and
Riverdale Avenue
(signalized)

109531144810550103475230225Southbound through

168*35169*31102*34102*333520100Southbound left

2662565959414100Northbound right

316933149310214410114410084425Northbound left-through

194133187125145129140121132113425Eastbound left-through-right

Hudson Street and
Riverdale Avenue
(signalized)

82*4380*4282*4380*42753975Southbound left-through-right

1051231011146110759995593225Northbound left-through-right

44203617361827152515150Westbound left-through-right

14191419111211121112175Eastbound left-through-right

Main Street and Buena
Vista Avenue (signalized)

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

Queue
Storage
(In Feet)

Approach Direction -
Movement

Build
Condition
with SFC

No Build
Condition

w/ SFC

Build
Condition

No Build
Condition

Existing
ConditionIntersection

Queues (in feet)**

Table G-6
 Queuing Summary

1



Reference:  Tim Miller Associates, Inc., 2010.
** *Signalized under SFC conditions.

*Queue exceeds storage length.
**See Appendix G level of service calculations Signalized 50th Percentile Queue.

12093117921281051261048483300Southbound through

2067020968948492816363275Northbound through

12011015014000450Eastbound right

37283625302229202217450Eastbound left

Nepperhan Street and
Warburton Avenue
(signalized)

19211910******************425Northbound through

7070******************300Eastbound right

23152271******************300Eastbound left

Hudson Street and South
Broadway (signal**)

450*247*443*245*254*188251*187187167225Southbound through-right

311131115858510225Northbound through

53285227472345221275Northbound left

1571131441091019792937084425Westbound through-right

99*4499*4472397239663975Westbound left

251612223217828157184011425Eastbound left-through-right

Main Street and Riverdale
Avenue (signalized)

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

Queue
Storage
(In Feet)

Approach Direction -
Movement

Build
Condition
with SFC

No Build
Condition

w/ SFC

Build
Condition

No Build
Condition

Existing
ConditionIntersection

Queues (in feet)**

Table G-7
 Queuing Summary

2



Reference:  Tim Miller Associates, Inc., 2010.
**** Exclusive Right turn lane in SFC condition
*** Access analyzed in Build Conditions only.
** Five egress points effective total storage outside of garage.

*Queue exceeds storage length.
**See Appendix G level of service calculations Signalized 50th Percentile Queue.

72477147514451444837425Southbound through-right

88568856675667569048100Southbound left

1836218162************************Northbound right

216122216122269181269181301160525Northbound through-right

67506549284026402331100Northbound left

3030000000325Westbound right

187128179126174174164171138199325Westbound through

260*257*253*252*208*252*202*237*258*327*175Westbound left

266*244252*244305*205288*193156178250Eastbound through-right

392936373875Eastbound left

Prospect Street, Nepperhan
Avenue, and S. Broadway
(signalized)

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

Queue
Storage
(In Feet)

Approach Direction -
Movement

Build
Condition
with SFC

No Build
Condition

w/ SFC

Build
Condition

No Build
Condition

Existing
ConditionIntersection

Queues (in feet)**

Table G-8
Queuing Summary
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ATTACHMENT VIII

Highway Capacity Software Analysis

(on CD)





ATTACHMENT IX

Synchro Analysis

(on CD)





ATTACHMENT X

Traffic Imbalances





---  Not reviewed too small.
**Intersections counted on different days applicable to a.m. and p.m. peak hours.
* See DEIS Table 3.5-1.

Intervening Hawthorne Avenue 8 Buena
Vista Avenue 606 parking space garage
Same a.m. peak hour different p.m. peak
hours*. Different count days**.

-39---

Riverdale Avenue to
Buena Vista Avenue

Intervening Hawthorne Avenue with
access to 8 Buena Vista Avenue 606
parking space garage access and Market
Place to Nepperhan Street with access to
Larkin Lot 119 spaces Same a.m. peak
hour different p.m. peak hours*. Different
count days**.

+60---

Buena Vista Avenue to
Riverdale Avenue

Main Street

Same a.m. peak hour different p.m. peak
hours*.+91---Buena Vista Avenue to

Hawthorne Avenue

Intervening parking lot (approximately 35
spaces) and entrance Hudson Lot 81
spaces parallel to Riverside Avenue Same
p.m. peak hour different a.m. peak hours*.

-42-108

Riverdale Avenue to South
Broadway

Different peak hours* and different count
days. School bus depot/maintenance
facility.

-13+43
Hawthorne Avenue to
Riverdale Avenue

Hudson Street
Different count days**.-111---Hudson St. to Main Street

Different peak hours*. Different count
days**.+123---Prospect Street to Hudson

Street

Parking and vehicle caught between
intersections.+11---Main Street to Nepperhan

Street

Intervening Parking garage and Shop Rite
Different peak hours*. Different count
days**.

+111+92
Hudson Street to Prospect
Street

Parking and vehicles caught between
intersections.----2

Nepperhan Street to Main
Street

Riverdale Avenue

Same a.m. peak hour different p.m. peak
hours*. Different count days**.+30---Main Street to Hudson

Street

Same a.m. peak hour different p.m. peak
hours*. Different count days**.+36+95Hudson Street to Main

Street

A parking lot has access to both Buena
Vista Avenue and Hawthorne Avenue
allowing vehicle parking and through
traffic. Different count days**. 

-49-90

Prospect St. to Hudson St.Buena Vista Ave.

132 lot parking lot Cacace. Exit from 81
space Hudson Lot. Same a.m. peak hour
different p.m. peak hours*. +106---

S. Broadway to Riverdale
Avenue

Intervening Hawthorne Avenue SFC
shows 250 turning vehicle reduction in
a.m. and 300 turning vehicles reduction in
p.m.  Same a.m. peak hour different p.m.
peak hours*. Different count days**.

-314-279

Riverdale Avenue to
Buena Vista Avenue

Same a.m. peak hour different p.m. peak
hours*. Different count days **. +105+95Buena Vista Avenue to

Riverdale Avenue
Prospect Street

Reasons for imbalances
P.M. 
Peak
Hour 

A.M. 
Peak
Hour 

From/ toStreet

Existing Volume ImbalancesLocations

Table G-10
Traffic Imbalances

Traffic and Transportation
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Transit Oriented Development





 

 
In our inaugural issue, we look at  

TOD efforts in Yonkers and  
Patchogue, NY and Stamford, CT 

 

January 2010 
Volume 1, Number 1

TOD News  
from around the Region

Big Changes Planned for the 
Yonkers Waterfront

Gateway to Fire Island, Patchogue 
Redevelops through TOD

Stamford—Among the Remains of 
Industry, a Transit-Oriented City 
Rises in Connecticut 

Transit-Oriented Development 
Planning Grants Awarded to 
Communities

National News

Recommended Reading

 

TOD TRAINING 
TAPPAN ZEE BRIDGE/I-287 

CORRIDOR PROJECT  
 

Two full-day transit-oriented 
development (TOD) training 

workshops started in November—
one in Westchester County and one 
in Rockland County. TOD experts 
from Project for Public Spaces, 
Reconnecting America and the 

Regional Plan Association (RPA) 
conducted these TOD workshops, 

which will be followed by eight, 
more advanced, two-day 

workshops for municipalities in the 
30-mile Tappan Zee Bridge/I-287 

corridor. 
 

The initiative, sponsored by 
NYSDOT, NYS Thruway Authority 
and MTA Metro-North Railroad, is 
designed to provide municipalities 
with tools, resources and hands-on 

exposure to new land-use and 
planning techniques to meet 

community goals. 

Email this page

Welcome to the inaugural issue of the Metro New 
York Transit-Oriented Development Newsletter, a 
publication designed to keep municipal officials, 
planners and advocates up-to-date on the 
potential for development and redevelopment 
around the region’s transit stations and stops. 
This is an effort of the Alan M. Voorhees 
Transportation Center (VTC), Bloustein School of 
Planning and Public Policy, at Rutgers University, 
supported with funding from Citi, which aims to 
enrich the transit-oriented development (TOD) 
conversation in the New York City metropolitan 
region. This region includes a large variety of 
communities—from the city's densest 
neighborhoods to our area's outlying suburbs—all 
connected by transit with the potential to use 
and benefit from that transit. The purpose of this 
publication is to highlight the best practices, 
model programs, legislation and local problem-
solving experiences of those in the region and 
the nation. We hope local leaders and the public 
find these articles of value as all of us strive to create livable, sustainable and thriving 
communities. 

Click here for a PDF file of the entire newsletter (486 KB). Get Adobe Acrobat here.

What Is Transit-Oriented Development … and Why Should You Care about It?

Transit-Oriented Development, or TOD, is an old idea born anew—that the best 
opportunities to create and sustain vibrant communities can be found in areas well-served 
by transit and which are conducive to walking and biking. Many attractive and successful 
communities developed around transit stations before the age of the automobile, especially 
in the northeastern United States. Now, as road congestion maintains a stranglehold on 
mobility, concerns about the effects of greenhouse gas emissions increase, and demand 
grows for more traditional neighborhood environments, TOD offers a vision of how 
communities can use old concepts to meet current needs.

Intensive, mixed use development located within a half-mile of a transit station or stop 
exemplifies the aim of TOD. Nearby businesses benefit from increased foot traffic, 
municipalities realize higher ratables with less space devoted to parking, residents gain 
from additional shopping and recreational activities near their homes, and transit service 
can be increased because of the larger concentration of riders. But TOD also refers to a 
new way of thinking about:

the relationship of land use and transportation•

where development should occur throughout a neighborhood, city, or region•

how a transit system can anchor strong communities and revive urban transit hubs•

how places can function well for all members of the community—the old and the 
young, families and singles, the well-off and the financially less fortunate—whether 
for working, living, or playing  

•

 



 

The Metro NY TOD Newsletter is 
published twice yearly and made 
possible through funding by Citi. This 
newsletter is produced by the Alan M. 
Voorhees Transportation Center (VTC), 
part of the Edward J. Bloustein School 
of Planning and Public Policy, Rutgers, 
The State University of New Jersey. 
 
Please direct all comments to: 
vtc@policy.rutgers.edu

Editorial Staff

Stephanie E. DiPetrillo 
Rebecca Hersh 
David Kooris, Regional Plan Association 

Photo/Map Credit

VTC (unless noted)

Subscribe | Unsubscribe

Feel free to forward 
this newsletter to other 
interested parties!

Why a Newsletter about Transit-Oriented Development (TOD)?

The purpose of this newsletter, simply put, is to get the word out to as many civic leaders 
as possible about the benefits, successes and obstacles for TOD. There has been growing 
recognition in recent years among local leaders across America, and particularly in the New 
York metropolitan area, that transit—and the coordination of development around transit—
can play a vital role in creating and maintaining livable and sustainable communities, and 
to revitalize or reinforce them. State agencies, transit providers, policy makers and the 
development community across our region have begun to promote TOD as a way to use 
existing infrastructure to reinvigorate older communities, rather than to acquiesce to 
developing fringe areas that require new infrastructure while consuming farmland and open 
space. (more)

Recommended Reading

In this issue we examine the 2009 LI Index Report, an annual project since 2002 that 
gathers and publishes data to support better policy decisions in New York’s Nassau and 
Suffolk counties. (more) 
 
Tell Us What You Think! 

Let us know what you liked or didn't like in this issue. Please take a minute to complete 
our online readers' survey. 

Send your comments, criticisms and ideas for future articles to: vtc@policy.rutgers.edu

 



 
Renovated Yonkers Station 

 
Courtesy of PCAC 

 
Yonkers Station (foreground) 
Hudson Park & Hudson River  

waterfront (background) 
 

Courtesy of Metro-North 
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Big Changes Planned for the Yonkers Waterfront

As the New York region and the nation as a whole seek to accommodate economic development while addressing concerns over 
traffic, sprawl, loss of open space, and environmental protection, transit-oriented development (TOD) has become more important 
than ever. This is true of suburban locations, such as Beacon and Harrison, New York, where MTA Metro-North Railroad has been 
leading planning efforts for station-centered, mixed-use TOD, as well as in regional urban centers such as Poughkeepsie and 
Yonkers.

As part of ongoing downtown redevelopment efforts in Yonkers, in August 2008, Yonkers 
Mayor Philip Amicone unveiled the latest revision of the Alexander Street Master Plan. 
Located 15 miles north of midtown Manhattan, Yonkers is New York State’s fourth 
largest city and home to four Metro-North rail stations, including Glenwood, which lies 
within the Plan area, and Yonkers Station, just to the south of the Plan area. Travel 
between Yonkers Station and Grand Central Terminal in midtown Manhattan can take as 
little as 25 minutes. The revised plan, which focuses on redeveloping a narrow strip of 
land between the Hudson River and Metro-North railroad tracks, was approved by the 
City Council in Spring 2009. City officials hope to capitalize on the significant transit 
resources.

Recognizing the importance of Yonkers as a transit center and urban core area, Metro-
North made  $43 million in improvements to Yonkers Station, part of its Capital Program 
investment. Completed in 2004, the station improvements, which included restoration of 
the historic station building, creation of a new park and walkways, as well as new station 
platforms, canopies, shelters, lighting, seating, and ADA improvements, helped serve as 
a catalyst for the new TOD community, Hudson Park, located on the Hudson River 
waterfront. In addition, Metro-North made major infrastructure improvements to the 
four bridges where the rail lines cross city streets, and installed a new pedestrian 
passageway from the station concourse to the Hudson River. This enhanced access 
strengthened links to the waterfront for railroad customers and city residents alike and 
provided the residents of the new development with better connections to the station 
and downtown Yonkers. Metro-North ridership at the Yonkers Station has grown 50 
percent since 2004, while ridership on Amtrak’s Empire Service increased by more than 
8 percent from FY05 to FY07. An additional benefit to this area is the NY Water Taxi 
which has been providing service to the World Financial Center and Wall Street since 

2007.

Hudson Park reflects the desired development outcome of the Alexander Street Master 
Plan with three buildings containing 266 luxury rental apartments and about 15,000 
square feet of retail space. Two residential towers—12 and 14 stories, each with ground-
floor neighborhood retail—were built in a first phase. The residences are 95 percent 
occupied and the retail space is fully rented in these buildings. The recently opened 
second phase, a nine-story residential building, is now 40 percent occupied. According to 
the developer, Collins Enterprises, 70 percent of the residents commute on Metro-North 
into New York City. 

The proposed Alexander Street neighborhood plans call for 12 mixed-use towers to be 
built along the riverfront, some on land that is currently underwater. After public 
comment, city officials reduced the number of towers from 19 to 12, reoriented the 
towers to mitigate the impact upon existing views of the Palisades, and added 4.5 acres 
of public open space. The height of the proposed towers is intended to draw attention to 
Yonkers station; the towers will range from 30 stories close to the station to 12 stories in 
the northern-most section of the redevelopment area. These new buildings will offer 
spectacular views of Manhattan and the Palisades and will provide as many as 3,750 
housing units in the form of one- and two-bedroom condominiums, as well as a small 

 



number of studios. Plans also call for 209,850 square feet of neighborhood-scale, street-level retail space, along with 213,350 
square feet of second floor office space. Attention is to be paid to the pedestrian experience, as designs for the new buildings are 
required to avoid blank walls and to use small, street-level signage. The new development plan also calls for 8.5 acres of new 
parkland, and Yonkers officials will require developers to extend the current riverfront esplanade by 1.3 miles. The esplanade is a 
recent addition to the Yonkers waterfront, with the first phase dedicated in September 2003. Until then, there was no public 
access between the Hudson River and downtown. Residents of adjacent neighborhoods should also gain better access to the river 
once improvements, such as a new bridge over the railroad tracks at Point Street, are completed. 

An earlier version of this article appeared in the December 2008 issue of the Transit-Friendly Development Newsletter, a 
publication produced jointly by the Alan M. Voorhees Transportation Center and NJ TRANSIT.
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Gateway to Fire Island, Patchogue Redevelops through TOD 

The Village of Patchogue, located 55 miles outside New York City on Long Island, may not seem a likely candidate for transit-
oriented development. An incorporated village within the town of Brookhaven in Suffolk County, this quiet, old, south shore 
community with about 12,000 residents on 2.2 square miles, is known mostly for its maritime activities and ferry service to the 
Fire Island National Seashore. However, it has a long history of rail access—the Long Island Rail Road’s (LIRR) Montauk Branch 
has been carrying passengers between Patchogue and New York City since 1869. 

Like many other small towns, Patchogue's downtown suffered when regional malls, spurred by the Long Island Expressway, lured 
shoppers away. And, like so many towns, Patchogue is looking to transit-oriented development as a way to revitalize its main 
street core and restore derelict areas. 

Leading this initiative is Patchogue Mayor Paul Pontieri who has been busy since 2004 implementing smart growth projects 
throughout the town, especially within walking distance to the train station. “We’re 150 years old and we have pockets of blight,” 
Pontieri said in a recent interview. “But, we have some great assets—our railroad station, our sewer capacity, and our waterfront 
and our compact downtown, both walkable from the station." Interestingly, his town does not have a master plan, but he noted 
that there is no resistance to increased density for new development projects. This is primarily because all of the new building that 
the mayor supports has to have a significant workforce housing component. He added, "We have a great Village Board [of 
Trustees] that endorses these visions, and the Village has a strong community outreach effort so people know what is happening." 

The town was somewhat on the rebound prior to Pontieri becoming mayor. In 1997, the 
Village acquired the 1923 Patchogue Theatre on East Main Street, a couple of blocks 
from the rail station. The theatre had started as a home for Broadway productions and 
vaudeville acts; later it was converted to a movie house. Unfortunately, this venture 
failed and the theatre stood empty for over a decade. With the help of grant funding, the 
facility was restored and expanded over the next seven years at a cost of $6 million, and 
now seats just over 1,200 with full accessibility. This year’s events will include touring 
companies, a large variety of music, children’s programming, comedians and variety 
shows. The mayor noted that performance times were coordinated with the train 
schedule, so that people from other areas could use the train to attend. Also underway 
before Pontieri took office was Seacrest Village, a gated luxury rental complex built by a 
local developer in 2003. The project is located within a block of the train station, on the 
former site of an automotive store. 

Across the street from Seacrest is Copper Beech Village, a project spearheaded by 
Pontieri that features 80 townhomes on five acres. Copper Beech Village functions as a 
transition between a neighborhood of single family homes located to the south of the 
train station and the commercial area of Main Street to the north. In order to bring 
about this project, Pontieri worked with a nationally known developer, Pulte Homes, and 
Suffolk County, which provided $3.3 million for land acquisition. The three-story units, 
completed in 2007, feature two bedrooms, loft/den, two and one-half baths, and a one-
car garage. Forty of the units were deemed workforce housing—20 units were reserved 
for households making up to 120 percent of median area income (MAI) at a sale price of 
around $240,000; 20 units were set aside for those making up to 80 percent of MAI and 
offered at approximately $159,000. The market rate units sold from $300,000 to 
$400,000. The Long Island Housing Partnership (LIHP) qualified the buyers for the 
affordable units and held a lottery for their disposition. The LIHP will continue to oversee 
any future transactions of the subsidized units which will remain affordable in perpetuity. 

The mayor is now supporting two new projects in the approval process. The larger is a 
mixed-use residential development by TRITEC Development Group of Long Island, 
named "New Village." The site, known as the "Four Corners," will feature 240 rental units, 75 of which will be affordable. Other 
uses will include a six-story, 100-room Hilton Garden Inn, 28,000 square feet of retail space, and the renovation of 12,000 square 
feet of office space in the existing Wedgwood building. The centerpiece of the project will be a 5,000-square foot town square that 
will be adjacent to the Main Street commercial area. The estimated cost of the development is $134 million. 

 



Smaller, but equally exciting, is the Artspace project on Terry Street, just a block off Main Street. Artspace, which develops 
live/work facilities for artists around the country, is planning a five-story building with 45 affordable units on the upper floors and 
retail space at street level. The $16 million project represents both economic revitalization and the opportunity to strengthen a 
growing arts community. Many Main Street storefronts are now occupied by artists and creative businesses. In further support of 
the arts community, Pontieri noted that future plans include converting the Village’s 1909 Carnegie library into a cultural art 
space.

As a result of the theatre renovation and new housing, many new restaurants and shops have sprung up on Main Street. The 
town's hope is to make Patchogue an arts and recreation destination with a night life that will attract not only seaside vacationers, 
but business travelers away from the chain hotels on the Long Island Expressway. 
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Among the Remains of Industry, a Transit-Oriented City Rises in Connecticut 

The daily walk to work includes the familiar sounds of a city—birds chirping, dogs barking, horns honking—and one that’s 
considerably more rare in these days of financial crisis: the sound of construction. Where is this happening? In Stamford, 
Connecticut, where several of the city’s mixed-use projects have broken ground within the last year and are all strongly linked to 
Stamford’s train station, the second busiest on Metro-North Railroad’s New Haven line after Grand Central Terminal.

The Stamford Transportation Center, as it is known, offers fast and frequent commuter rail service in Connecticut and the ridership 
numbers reflect this. For Metro-North express trains to New York City, Stamford is the last stop heading inbound and very often 
the first station stop after leaving Harlem outbound. The average express trip takes only 47 minutes and is available 18 times 
each morning peak. In 2008, 3,600 commuters boarded in Stamford each weekday morning heading into Manhattan. Some 2,000 
reverse commuters arrive in Stamford each morning, traveling from New York City and stations west of Stamford while more than 
2,500 arrive having boarded at stations to the east. 

The Stamford Transportation Center serves as the origin/terminus for Metro-North’s New Canaan Branch as well as providing 
access to Amtrak and Peter Pan and Greyhound intercity buses. The station was recently renovated to improve passenger access 
as well as to accommodate additional and longer trains. Plans are underway to renovate and expand the adjacent parking garage.

In addition, the Stamford Transportation Center serves as a hub connecting to other transit modes, one result of transportation 
providers and state and local officials working collaboratively to develop and market these intermodal services. Connecticut Transit 
Stamford (CT Transit Stamford Division) provides 18 bus routes around the city and connections to Norwalk, White Plains and Port 
Chester, New York.  The I-Bus service to White Plains is one of the first jointly sponsored bus services between the two 
neighboring states. The Stamford CTC (Commuter Train Connection),a dedicated bus distributor service, circulates throughout 
downtown Stamford carrying railroad commuters to office complexes throughout the city limits. Many private companies and 
building also provide their own shuttles to the Transportation Center, enhancing the options further for residents and employees 
looking for an alternative to the automobile.

This access to transit allows one to stand on the station’s platform today and see several 
active construction sites with residential and commercial buildings in various stages of 
completion. These projects represent a transformation of the downtown. The recent 
surge of development has occurred during the recently completed four-term tenure of 
Mayor Dan Malloy, a leader on transit-oriented development, sustainability and 
downtown revitalization. Almost every project currently underway has a significant 
residential component, and together they represent the downtown’s rebirth as a 
residential neighborhood set within one of the largest employment centers in the state.

Some of these projects are highly visible towers or district-scale redevelopments, while 
others are smaller scale infill projects that reinforce the pedestrian fabric of the 
downtown. At the smaller end of the spectrum, a building rehab at 11 Forest Street is 
presently transforming a former two-story children’s furniture store into a three-story 
mixed use building with ground floor retail and a dozen loft style apartments. Just three 
blocks away, Trump Parc is now the city’s tallest building. Located at the key intersection 
of Broad and Washington, this 35-story tower is the new visual marker for the city 
center, visible when approaching from the north, east or west or from miles away on I-
95. With a prominent location across from a new riverfront park, these residences signal 
a new era of built form for the city. Also joining the skyline and adding to the city’s 
employment, a LEED Gold office tower has just been occupied directly across the street 

from the transportation center, housing the North American headquarters of the Royal Bank of Scotland (RBS).  

These three projects and other single building infill are located primarily to the north of the transportation center. In years past, 
this rail station served as the downtown’s southern boundary, separating it from industrial lands that jut into Long Island Sound. 
Recent real estate trends have recast the station so that it will soon occupy the heart of Stamford’s newly expanded downtown, 
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and will link the downtown to Long Island Sound, significantly increasing the size of the city center and its ability to attract 
sustainable development.

The South End peninsula is the new frontier of the city’s redevelopment. In 2005, a 
private development company based in Greenwich, Antares, acquired more than 80 
acres south of the station, cleared and cleaned the land, and has begun creating a mixed
-use community with office, retail, a hotel, and ultimately 4,000 residential units. This 
project, known as Harbor Point, will capitalize on roughly half of the property within 
walking distance of the train station—an area which had been dominated by industrial, 
non-transit-supportive uses. The first two office towers, totaling 400,000 square feet, 
and the first residential building, with over 300 units, are under construction by Building 
and Land Technology of Norwalk, the project’s present owner. Other smaller projects are 
contributing to this neighborhood’s transformation—Jonathan Rose Companies recently 
completed the Metro Green Apartments project, creating 50 affordable housing units 
that are a first phase of a LEED Neighborhood pilot project located between Harbor Point 
and the transit center.

Historical Perspective  
The current transformation is only the most recent in a long history of reinvention in 
Stamford. In the late 1940s the city and town of Stamford were consolidated, ensuring 
that the ensuing decades of suburbanization did not result in a loss of tax base to the 
municipality and preventing the freefall that befell so many other Connecticut cities. In 
the 1950s and 60s, city leaders embraced urban renewal and helped their struggling 
industrial “Lock City” become a corporate headquarters giant of the 1980s—“The City that Works.” Stamford grew significantly 
during this time, adding over 16 percent to its population between 1980 and 2008, while the state overall grew at a 12 percent 
rate and its peer cities posted declines. Although many projects built during that era were automobile-oriented, they were located 
within the downtown which is being retrofitted to be more walkable. Over the last two decades, planning efforts and market trends 
have gradually improved the pedestrian environment of the station area.

Decades of public policy, beginning with the 1984 Master Plan, set clear priorities for downtown office and retail development and 
ensured that a market for downtown space would not be cannibalized by competing locations at Stamford’s edges. The plan 
limited commercial development outside of the urban core and redefined the formerly commercial and office-dominated downtown 
as a mixed-use center by integrating homes, shopping, and entertainment at the city’s core. Overall this policy has been very 
successful. The city also received support through a $100 million station reconstruction project in the late 1980s. These policies 
and investments led to the city’s most recent rebirth in the 1990s and facilitated its rise as a financial services alternative to 
Midtown and Lower Manhattan, attracting the North American headquarters of UBS, RBS, and others. This increased demand has 
solidified the station area as the premier office location in the city and southwestern Connecticut.

Future Perspective 
City leaders are now looking beyond the rewards of past investments and policy initiatives and have begun work on new public 
investments to promote sustainable development in the coming decades. Outside of the downtown, two neighborhood centers in 
the eastern section of the city have become models of sustainable development. Glenbrook and Springdale are both home to 
commuter rail stations on Metro-North’s New Canaan branch line; each has recently rezoned its neighborhood center for walkable 
and transit-oriented growth. 

Two investments in particular will set the stage for the next generation of transit-oriented growth. The first is a transportation 
investment: a light rail streetcar line that will extend the city’s transit-oriented zone deeper into the downtown and to adjacent 
neighborhoods. Recognizing that transit access and a renewed focus on the Stamford Transportation Center has spurred 
redevelopment of properties located within walking distance, Stamford's land use and engineering bureaus want to extend its 
impact. Stamford has been bolstered in this effort by building managers and investors who have utilized shuttles and improved 
pedestrian links to capitalize on this transit accessibility. With a preliminary route and mode study to be completed this winter, the 
new light rail streetcar service could serve to extend the energy created by the existing station deeper into the city and establish 
new walkable nodes of activity beyond the downtown core. 

The second major investment by the city is a world-class park now under construction 
that will balance the intensification of the downtown with open space and recreational 
amenities. The park will follow the Mill (Rippowam) River, dammed since the 17th 
Century, along the western edge of downtown. Some of the land for the park will be 
reclaimed as a result of changes in river management on the part of the U.S. Army 
Corps of Engineers. Dams and concrete walls along the Mill River are being removed to 
restore the river to a more natural and narrower course. This process will create acres of 
new parkland as well as shrink the 100-year floodplain, freeing the western edge of 
downtown from insurance hurdles that currently constrain redevelopment. Designed by 
the landscape architect Lori Olin, the park will include a continuous system of paths 
linking the downtown to Long Island Sound and surrounding neighborhoods and will 
feature a carousel, a kayak launch and other amenities.

While one investment is grey infrastructure and the other is green, both light rail and the 
park will provide alternatives to the automobile. In focusing its growth strategies around 
mixed-use, transit-oriented development, Stamford has differentiated itself among 
communities in metropolitan New York and the Northeast, attracting households and 



jobs that will sustain and build on the city’s unique attributes—achieving a high quality of life for its residents, workers, and 
visitors with excellent transportation access.
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