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DOWNTOWN DISTRICTS DESIGN STANDARDS CHECKLIST
(Reference Purposes Only)

DESIGN STANDARD MEETS STANDARD 
Yes or No 

RESIDENTIAL DEVELOPMENT  
street-facing facades (for example, doors and windows, bay windows, 
balconies, terraces, projected entrances and overhangs) 
Street-facing facades designed with consistent building materials and 
treatment   

Unifying architectural theme for the entire residential development, utilizing 
a common vocabulary of architectural forms, elements, materials and 
colors 

 

Fenestration  
Windows defined by 1 or more of the following:  
1. Recessed windows   
2. Projected windows  
3. Window trim highlights windows  
4. Projecting sills and/or lintels  
Upper Story Façade   
Upper story façade articulation similar in rhythm and proportion to ground 
floor façade  

Upper story windows must create a rhythm, either symmetrical or equally 
spaced, across façade  

Upper story windows generally vertically aligned with the location of 
windows and doors on ground floor  

Tinting of upper story glass does not exceed 20%  
The elevation of horizontal façade elements, such as cornices, belt 
courses, awnings, sign friezes and canopies, generally align with adjacent 
buildings 

 

Cornices match the cornice height of adjacent structures  
Corner Buildings  
Buildings located on corners on Nepperhan Street, Nepperhan Avenue, 
Manor House Square, Main Street, Riverdale Avenue, Warburton Avenue, 
and North and South Broadway: architectural massing defines corners (for 
example, turrets, rounded facades, chamfered corners, etc.) 
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DOWNTOWN DISTRICTS DESIGN STANDARDS CHECKLIST
(Reference Purposes Only) 

DESIGN STANDARD MEETS STANDARD 
Yes or No 

INDUSTRIAL   
Building Articulation  
Windows included on street-facing façade   
Street-facing facades must have at least 2 of the following architectural 
features:   

1. Change in wall or building plane of varying depths but at least 2’ in 
depth and 18’ in width, at least once every 30’ for the length of the 
façade 

 

2.Reveals and openings  
3.Changes in color, texture and/or material  

A minimum ground floor height of 12’, measured from grade to the second 
floor  

Site Design  
Comprehensive architectural concept used in multi-building complexes - 
unified through use of similar design features, construction, building 
material and color 

 

Accessory buildings (security kiosks, maintenance buildings, and outdoor 
equipment enclosures) compatible in design with overall architectural 
concept 

 

Predominant façade colors are neutral or earth-tone colors   
Primary colors, high-intensity colors, metallic or fluorescent colors, and 
black are prohibited as predominant façade colors may be used for building 
trim (architectural elements and accent and limited to 30% of any façade) 

 

Siting Requirements   
Public entrances well defined  
Public entrances visible from the street  
Entry to office or guest facilities has direct access from public street 
frontages or parking areas  

Storage structures sited towards the center or rear of the site   
Service doors must be integrated into design of the building, and recessed 
and screened where possible  

No large expansive paved areas located between the street and building  
(smaller, multiple lots separated by landscape and buildings, or placement 
behind buildings, required) 
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DOWNTOWN DISTRICTS DESIGN STANDARDS CHECKLIST
(Reference Purposes Only) 

DESIGN STANDARD MEETS STANDARD 
Yes or No 

ALL DEVELOPMENT IN DOWNTOWN DISTRICTS  
Special Paving Finishes in Required Sidewalk Enhancement Areas –
All Development  

Where front and side front setback required: paving of setback areas 
coordinated with the adjacent streetscape and allows for pedestrian access  

Mechanical Equipment– All Development  
Roof-mounted mechanical equipment architecturally integrate into design 
of structure  

Ground-based mechanical equipment located in the rear or interior side 
yard and minimum of 5’ from any lot line (prohibited within the front or side 
front yard) 

 

Ground-based mechanical equipment complies with the City’s noise 
ordinance  

Building Material Restrictions – All Development  
These building materials limited to use as trim and accent materials for 
exterior façades (may be used as trim materials - limited to a total of 30% 
of any exterior façade) 

 

Metal  
EIFS/Dryvit  
Fiberglass or plastics  
Vinyl, aluminum or wood-slat siding  
Concrete masonry unit (CMU)  
Exposed aggregate (rough finish) concrete wall panels  
Reflective and mirror glass  

Building materials prohibited in the construction of the exterior facade  
Glass curtain wall systems  
T-111 Composite plywood siding  
Large expanses of highly reflective wall surface material  
Corrugated metal - prohibited as façade building and material (does not 
include standing seam metal roofs)  
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Memorandum�
To:� BFJ�Planning�
CC:� Yonkers�Department�of�Planning�and�Development�
From:� Kiyoshi�Yamazaki�
Date:� August�2,�2011�
Re:� Downtown�Yonkers�Build�out�Analysis�

Methodology:�
�
Data�Collection�
The�city’s�“Tax�Assessor’s�Geographic�Database”�is�the�primary�source�of�information�for�this�analysis.�For�parcels�
missing�“Gross�Floor�Area”�and�“Number�of�Floors”,�information�from�various�sources�were�used�to�estimate�
approximate�GFA.�Such�information�sources�include�“Building�Footprints”�dataset�from�the�Westchester�County,�
online�aerial�and�street�level�imaging�services�such�as�Microsoft’s�Bing�Maps�and�Google�Map.����
�
Maximum�Floor�Area�Ratio�
For�districts�where�there�are�varied�“Maximum�FAR”�depends�on�use,�the�following�assumptions�were�used:�(1)�
for�residential�districts�that�allow�both�“Single�and�Two�Family�Dwellings”�and�“Multifamily�Dwellings”,�the�FAR�
allowed�for�“Multifamily�Dwellings”�were�used,�(2)�for�BA�district�which�allows�residential/commercial�mixed�use�
buildings,�“Maximum�FAR”�for�multifamily�uses�were�used�reflecting�the�fact�that�there�are�limited�demands�for�
multi�story�office�developments�in�the�downtown�area�today.�
�
Allowable�Floor�Area�v.�Buildable�Floor�Area�
In�general�“Maximum�Allowable�FA”�is�calculated�by�multiplying�“Maximum�Allowable�FAR”�over�“Lot�Area”.�
However,�the�city’s�strict�height�and�coverage�regulations�under�current�zoning�often�prevent�developments�to�
achieve�the�“Maximum�Allowable�FA”.�To�address�this�issue,�Maximum�“Buildable�Floor�Area”�was�calculated�for�
each�lot�by�multiplying�“Maximum�Number�of�Stories”�and�“Maximum�Floor�Plate”�(Lot�Area�x�Max.�Coverage).�If�
“Buildable� FA”� was� smaller� than� Allowable� FA,� then�Buildable� FA�was�used.� If�Buildable� FA� was� larger� than�
Allowable�FA,�then�Allowable�FA�was�used.��
�
Maximum�Number�of�Stories:� (1)�Maximum�Number�of�Stories�defined�by�the�zoning�text,�or� (2)�Maximum�
Building�Height�divided�by�10�feet�for�residential�district�and�12�feet�for�commercial/industrial�districts.�
�
Maximum�Building�Height:�(1)�Maximum�height�defined�in�the�zoning�text,�(2)�for�districts�that�allow�“1�½�times�
the�width�of�right�of�way”,�approximate�ROW�width�were�measured�and�applied�to�each�lot.�

�
�
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1. Worst�Case�Build�out�Calculations�
�
Soft�Sites�Hypothetical�Build�out� Existing� Soft�Sites�Practical�Build�out�
Proposed�Zoning� Existing�Zoning�� Existing�

FA�(Act)�
� Proposed�Zoning�

((Hypo�–�Existing�FA)�
x�70%))�

Existing�Zoning�
((Hypo�–�Existing�
FA)�x�70%))�

29.1�M�SF� 14.0�M�SF� 2.3�M�SF� � 18.8�M�SF� 8.2�M�SF�
� � � � � �
Hard�Sites�Hypothetical�Build�out� Existing� � Hard�Sites�Practical�Build�out�
Proposed�Zoning� Existing�Zoning� Existing�

FA�(Act)�
� Proposed�Zoning�

((Hypo�–�Existing�FA)�
x�5%))�

Existing�Zoning�
((Hypo�–�Existing�
FA)�x�5%))�

24.8�M�SF� 9.9�M�SF� 5.2�M�SF� � 1.0�M�SF� 0.2�M�SF�
� � � � � �
� � � � Soft�&�Hard�Sites�Practical�Build�out�Total�
� � � � Proposed�Max.�

Build�out�
Existing�Max.�Build�
out�

� � � � 19.8�M�SF� 8.4�M�SF�
� � � � � �

2. Proposed�Zoning�Build�out�Detail�
�

Hypothetical� Hypothetical,�with�adjustments�
Total�FA� Total�Base�FA� Total�Tower�FA�

Subtotal� �38.1�M�SF�� �15.3�M�SF�� �13.8�MSF��

Grand�Total� �38.1�M�SF�� �29.1�MSF�� ��

60%� �22.9�M�SF�� �17.5�M�SF��

��

70%� �26.7�M�SF�� �20.4�M�SF��
80%� �30.5�M�SF�� �23.3�M�SF��
90%� �34.3�M�SF�� �26.2�M�SF��

100%� �38.1�M�SF�� �29.1�M�SF��
�
Assumptions:�
Hypothetical� (Lot�Area)�x�(Max.�Lot�Coverage)�x�(Max.�Number�of�Stories�Achievable)�
� �
Hypothetical�with�
Adjustments�

Soft�sites�larger�than�40,000�SF:�(max.�tower�floor�plate�size�=�
50%�of�lot�area);�((max.�base�floor�plate�=�(lot�area�x�max.�allowed�coverage))�

� Soft�sites�between�22,222�SF�and�40,000�SF:�(max.�tower�floor�plate�size�=�
20,000�SF);�((max.�base�floor�plate�=�(lot�area�x�max.�allowed�coverage))�

� Soft�sites�smaller�than�22,222�SF:�((max.�tower�floor�plate�size�=�(lot�area�x�
max.�allowed�coverage));�((max.�base�floor�plate�=�(lot�area�x�max.�allowed�
coverage))�

�
�
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�

Memorandum�
�
Urbanomics� was� tasked� with� determining� the� floorspace� required� to� house� the� projected� population�
and� employment� growth� in� Downtown� Yonkers� (Census� Tracts� 36119000103,� 36119000300� and�
36119000401).��The�two�development�scenarios�examined�were�the�NYMTC�market�projection�and�the�
RCLCO�based�Vision�for�downtown�Yonkers.���
�
Overview�of�Method�
�
The� NYMTC� 2035� TAZ� Distribution� Model� for� Westchester� County� was� updated� to� reflect� current�
conditions� in� downtown� Yonkers� in� terms� of� vacant� land/soft� sites� and� recently� constructed�
developments� and� those� in� the� pipeline.� � The� model� was� then� run� to� determine� 2010� and� 2025�
population�and�employment�projections� for� the�Downtown�and�Yonkers�as�a�whole.� �The� incremental�
change�in�population�and�employment�from�2010�to�2025�was�then�applied�to�the�2010�Census�100%�
population�count�and�the�2010�estimate1�of�employment,�respectively.�
�
The�revised�distribution�of�the�market�population�and�employment�forecasts�yielded�an�expected�gain�of�
15,381�people�and�10,158�jobs�in�Yonkers�as�a�whole�between�2010�and�2025.��The�Downtown�census�
tracts�account�for�4,317�of�these�people�and�2,713�of�these�jobs�as�distributed�under�current�patterns.��
The� additional� floorspace� required� to� accommodate� these� new� households� and� jobs� was� then�
determined�by�dividing�the�population�increment�by�average�household�size�to�achieve�the�number�of�
new�households�and�then�by�applying�average�floorspace�multipliers�to�the�number�of�new�households�
and� the� number� of� new� workers.� � These� were� then� adjusted� to� include� parking� requirements� under�
current�zoning.���
�
The� Yonkers� Vision� from� the� RCLCO� “aggressive� scenario”� anticipates� the� addition� of� 2,576,706� sf� of�
commercial� space� and� 3050� residential� units.� � The� floorspace� of� the� projected� number� of� residential�
units�and�the�parking�area�required�were�prepared�in�the�same�manner�as�the�NYMTC�estimations.�
The�assumptions�and�calculations�follow.�
Assumptions:�

� Average�Household�Size�2.58�persons2�

� Average�Housing�unit�floorspace:�1100�sf3�

� Average�floorspace�per�worker:�375�sf4�

� 1�parking�space�per�1100sf�residential5�

� 3�parking�spaces�per�1000�sf�commercial�

������������������������������������������������������������
1�To�determine�2010�employment:�2009�2010�Yonkers�LWIA�employment�change�from�the�New�York�State�
Department�of�Labor�was�applied�to�the�Census�tract�level�employment�estimates�extracted�from�the�Longitudinal�
Employer�Household�Dataset�(LEHD).���
2�2010�Census�SF1�for�Yonkers,�NYMTC�2035�Forecast�TAZ�distribution�model�assumption�for�Westchester�County�
3�City�of�Yonkers�calculations�
4�Urbanomics�estimations�for�Westchester�County�
5�Ibid.�
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�

Floorspace�Needs�of�Market�Forecasted�Population�and�Employment:�Yonkers�and�Downtown�Yonkers,�2010�2025�

�
2010�

Population�

2025�
NYMTC�

Forecasted�
Population�

2010�2025�
NYMTC�

Forecasted�
Population�

Change��
New�

Households�

Household�
Floorspace�

(SF)�
Required�

Parking�SF�

Total�
Residential�
Floorspace�

Demand�(SF)�

�

Yonkers� 195,976� 211,357 15,381 5,962 6,557,791� 2,086,570 8,644,360
Downtown�
Yonkers� 15,541� 19,858 4,317 1,673 1,840,581� 585,640 2,426,221
Downtown�
Share� 7.9%� 9.4% � 28.1%

�

2010�
Employment�

2025�
NYMTC�

Forecasted�
Employment�

2010�2025�
NYMTC�

Forecasted�
Employment�

Change��
New�

Workers�

Commercial�
Floorspace�

(SF)�
Required�

Parking�SF�

Total�
Commercial�
Floorspace�

Demand�(SF)�

Total�Market�
Floorspace�

Demand�(SF)�
Yonkers� 49,140� 59,298 10,158 10,158 3,809,250� 3,999,713 7,808,963 16,453,323
Downtown�
Yonkers� 5,536� 8,249 2,713 2,713 1,017,375� 1,068,244 2,085619 4,511,840
Downtown�
Share� 11.3%� 13.9% � 26.7% 27.4%

�

�
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To�accommodate�the�forecasted�increases�in�population�and�employment�between�2010�and�2025,�an�
additional�16.3�million�sf�of�development�is�needed�in�Yonkers,�at�least�4.5�million�sf�of�which�would�be�
expected�to�be�located�in�the�Downtown�census�tracts.���
�
It�should�be�noted�that�more�than�half�of�the�Downtown�demand�for�floor�area�(SFC�project:�2.6M�sf)�
has�already�been�approved�for�development.��
�
Floorspace�Needs�of�RCLCO�Household�and�Commercial�Floorspace�Vision:�Downtown�Yonkers�

�

RCLCO�
Household�
Projection��

Household�
Floorspace�

(SF)�
Required�

Parking�SF�

Total�
Residential�
Floorspace�

Demand�(SF)�

�

Downtown�
Yonkers� 3,050� 3,355,000 809,828 4,164,828

�

RCLCO�Commercial�
Floorspace�Projection�(SF)�

Required�
Parking�SF�

Total�
Commercial�
Floorspace�

Demand�(SF)�

Total�Market�
Floorspace�

Demand�(SF)�
Downtown�
Yonkers� 2,576,706 2,454,003 5,030,709 9,195,536
�

Conclusion�

The�NYMTC�market�demand�forecast�would�require�an�additional�4,511,840�sf�of�development�to�house�
it.��The�Yonkers�Vision�prepared�by�RCLCO�would�require�9,195,536sf�of�development.��The�difference�
between�these�is�4,683,696�sf.�

Residential sf Commercial sf Total sf 
RCLCO Yonkers 
Vision (worst case) 4,164,828 5,030,709 9,195,536
NYMTC Market 
(reasonable worst 
case) 2,426,221 2,085,619 4,511,840

Difference 1,738,607 2,945,090 4,683,696
�

This�compares�to�the�practical�buildout�of�8.4�million�sf�under�existing�zoning�and�19.8�million�sf�under�
the�proposed�action.�

�



�

�

�

�

� �



�

�

�

APPENDIX�D�

MARKET�OVERVIEW�AND�DEVELOPMENT�FORECAST�FOR�DOWNTOWN�YONKERS�
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