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1. Summary
1.1 Summary and Objectives
South Broadway is an active commercial corridor. It is easy to consider it Yonkers’ “Main Street”: The street is defined by its
pedestrian activity and its broad array of goods and services. It is also defined by its shopper-friendly character, its one, two and
three story buildings, wide sidewalks and on-street and municipal parking. While there are topography changes in the area surrounding South Broadway, the corridor is relatively flat land.
Phillips Preiss Shapiro Associates, Inc. (PPSA) was retained by the City of Yonkers to provide technical assistance for a South
Broadway Rezoning and Improvement Strategy. The primary study area generally includes properties along the entire corridor
and the secondary study area includes the surrounding residential neighborhoods on both sides of the corridor.
In general, the study objectives included:
1. Evaluating the existing zoning on the commercial corridor;
2. Generating zoning regulations that promote vibrant, pedestrian-oriented environment; and
3. Providing BID-related “Main Street” management and recommendations.
The project was kick-started by PPSA staff conducting several interviews with key stakeholders such as, the South Broadway
Business Improvement District (BID) members, City officials, business owners and residents of the surrounding neighborhoods.
The City officials and BID members provided valuable insight and direction in terms of their vision for the corridor. Their recommendations are included in this plan. The PPSA team made several field visits to the corridor and its environs. The existing conditions and character of the corridor were documented through site visits and using Geographic Information Systems (GIS) data.
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The methodology for this study emphasized zoning analysis,
identifying development opportunities, and generating design
recommendations for South Broadway: The methods employed included:
1.
2.
3.
4.
5.
6.
7.
8.

Interviews with BID members and other South Broadway
stakeholders (merchants, nearby residents, etc.);
Analysis of existing zoning and built environment conditions;
Streetscape survey;
Analysis of demographic and other background reports;
Land use and built environment analysis, through field research and mapping and 3-D visualization;
Analysis of development opportunities;
Storefront inventory and conditions analysis; and
Analysis of market niche opportunities.

Under the current zoning, the South Broadway corridor may
be limited in its potential to develop larger buildings and to increase residential density. However, creating and strengthening vibrant retail corridors is not just about the introduction of
greater density through taller buildings, but also about establishing a framework of regulations, guidelines and marketing
to attract appropriate development and retail interest, events
and streetscape improvements.
In an area of Yonkers that is largely characterized by its residential neighborhoods, South Broadway represents an opportunity for commercial and mixed-use development. The South
Broadway area may be successfully targeted for both modest
zoning changes without compromising the vitality and character of the corridor. There is a solid rationale for proposing
strategic zone changes, which will reinforce the varied character along the corridor. Advancing a balanced approach of
building upon the street’s assets and recent BID improvements
while capitalizing on potential development opportunities, the
City and the BID will promote economic development and investment in the area while fortifying South Broadway’s sense
of place.

1.2 Summary of Major Findings and Goals
Through research, observation and stakeholder interviews, it
was determined that the corridor was generally successful and
had all the necessary elements to remain a busy retail corridor.
The interviews with stakeholders revealed specific strengths
and weaknesses of the corridor and helped to formulate the
Primary and Secondary Study Areas
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vision, goals and objectives of the corridor study. Many of the issues focused on “quality of life” concerns, some real and some
perceived, but all were about the usefulness of the corridor as a resource that met daily shopping needs. There was significant
positive feedback about the quality and diversity of restaurants on the corridor. Therefore, there is an opportunity to leverage this
potential niche market.
The major findings of these analyses include:
1.

The corridor is defined by its pedestrian activity and occupied ground floor spaces, a variety of businesses and interesting
pedestrian-scale streetscape. However, there was consensus that the corridor was in need of focused redevelopment/zoning,
management and targeted tenant recruiting;

2.

Existing zoning limits mixed-use building development (ground floor retail and upper floor office and/or residential). The uses
permitted under the existing zoning do not encourage the range of uses desired for a local resource such as South Broadway
while the dimensional regulations (height, bulk, lot size and lot coverage and parking requirements) are not appropriate for an
urban area and hinder the use and redevelopment of the area.

3.

While there are several under-utilized sites and parking lots on the corridor, there are very few vacant storefronts. While there
is a range of goods and services, there are only a few key “Main Street” type retailers that offer a broad array of goods and
services;

4.

The corridor is primarily defined by its low-scale physical character; its one, two and three story buildings. The low- and mediumscale older buildings, mostly built in the 1940s and 1950s, create an attractive built environment. While there are some midrise buildings on South Broadway, they are the exception rather than the rule;

5.

While there are major topography changes in the area surrounding the South Broadway, the corridor is relatively flat making
walking easy. Because of the low-scale character of the buildings, pedestrians can take advantage of views of the varied landscape;

6.

South Broadway is a convenience shopping and specialty food/restaurant-oriented street, primarily serving the local market
with some smaller amount of shoppers and diners coming from a greater distance to use the corridors stores;

7.

There are only a handful of sites readily available to expand retail;

8.

The existing buying power of the surrounding neighborhoods could potentially expand South Broadway’s retailing experience:
(1) by creating a demand for more “creative/culinary” experiences; (2) by becoming a restaurant row; or (3) by diversifying as
a convenience shopping street for the middle and upper-income residential neighborhoods that surround the corridor; and

9.

A small number of existing retail tenants do not readily fit into the retail mix. Auto and self storage facilities will likely leave the
corridor as more traditional “Main Street” retail moves in.
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The above findings helped form the basis for the following study goals:
•
•
•
•
•

Reinforce South Broadway’s distinct physical identity;
Support a broad array of commercial and mixed uses;
Encourage new development where appropriate;
Improve the public realm (parks, open spaces, sidewalks and public parking); and
Leverage public and private investments.

1.3 Summary of Recommendations
The vision for the South Broadway corridor is to strengthen the existing scale and character while providing renewed interest
and visibility to the corridor through development opportunities and design improvements. Creating and strengthening vibrant
corridors is not just about land use, but also about establishing a framework of guidelines, requirements and marketing to attract
appropriate development interest, events and public realm improvements.
Since South Broadway’s built character is not uniform, the zoning analysis is based on three prime sub-areas. The proposed
zoning recommendations for these three sub-areas will promote a building form compatible with the existing context and encourage new development in certain locations that is capable of supporting growth that is appropriate in scale to its surroundings.
South Broadway Special District Zoning Recommendations
This rezoning initiative is meant to preserve the attractive scale of South Broadway while allowing for new development. In
general, the South Broadway Special District Zoning will incorporate the following key principles:
1.
2.
3.
4.
5.

Contextual zoning that includes height restrictions;
A wide range of commercial uses that will encourage active ground-floor retail;
Zero setback from the front and side property lines;
Increased density in appropriate areas (northern- and southern-most portions of South Broadway); and
Design recommendations that focus on façade and storefront improvements.

“Main Street” management-related recommendations. The following recommendations are focused on actions other than zoning
that are to be accomplished by the BID and/or the City:
1.
2.
3.
4.
5.

Recruiting new retail tenants that appeal to middle and upper income shoppers;
Providing program and events planning;
Maintaining the quality of the facades and enforcing storefront windows standards;
Improving the public realm (sidewalks, parking, lighting, signage, etc.); and
Creating new public-private partnerships (e.g., with adjacent residential neighborhood associations).

South Broadway, Yonkers NY Zoning Analysis

5

2. Existing Conditions
2.1 Regional and Local Context
The City of Yonkers is located at the south westernmost corner of Westchester County sharing a border with New York City and
the Bronx. Through the years, Yonkers character has changed from a small village, to an industrial center at the end of the 19th
century, to a suburb of New York City during the 20th century. South Broadway has always been a major north-south access
route for travelers leaving the New York City area and entering Westchester County.
2.1.1
General Background
The City’s proximity to the Hudson River and to water power from the Saw Mill River, its natural hilly topography, proximity to
New York harbor and New York City and the City’s famed inventions all helped to shape the urban development of Yonkers. The
construction of regional transportation infrastructure, such as railroads and parkways helped the City to grow further and accelerated the trend of Yonkers as a bedroom community of New York City. Up to the 1950s most residents of Yonkers worked in the
City and shopped in the City’s downtown, when one of America’s first shopping centers, the Cross County Shopping Center was
built along the New York State Thruway. A recent housing boom in the early 21st century along with downtown investment and
major waterfront redevelopment projects continue to grow the City and attract positive publicity. Because of its location and accessible public transportation existing residents want to stay and new residents continue to relocate to the City’s many vibrant
and historic residential neighborhoods. Thus, the South Broadway commercial corridor is poised to leverage this continued residential migration.
South Broadway is a retail corridor within southwest Yonkers located at the southern edge of the City. The commercial corridor
is 1.14 miles in length, from Vark Street to the north and ending at the border of the City of Yonkers and the Bronx. The corridor
was originally an American-Indian trail that was later expanded by European colonists into a major north-south passage running
parallel to the Hudson River and is currently part of the New York State Route 9. South Broadway in Yonkers continues New
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York City’s main thoroughfare, Broadway, which originates at Wall Street and extends north all the way up to the Bronx and then
continues north to the City of Albany1 as the Old Albany Post Road.
In an area of Yonkers that is largely characterized by its historic residential neighborhoods, South Broadway represents an opportunity for enhanced commercial and mixed use development. The corridor is distinctly different from the downtown, which
has a mix of governmental and commercial office buildings, publicly-assisted and market-rate residential buildings and retail.
The South Broadway corridor primarily has lower-scale buildings with neighborhood-oriented retail and services. South Broadway’s
location in the southwestern corner of the City makes it isolated from the larger Yonkers market and points to its reliance on local
trade. While there are great destination restaurants and stores located on the corridor, South Broadway still suffers from perception
issues and the corridor is not capturing as much of the local spending power as it should.
Under the current zoning, there is development potential but the potential is unrealized because the zoning does not fit the land
area available, or the particular urban development needs of the corridor. Additionally, the existing zoning does not encourage
the appropriate mix of uses, nor does it set forth clear urban design goals and regulations.
South Broadway’s context helps define it as a local asset with City-wide appeal. The corridor is most positively impacted by and
defined by the following:
1.
2.
3.
4.
5.
6.

As a gateway to the City of Yonkers from New York City;
Its proximity to Yonkers downtown and waterfront;
Its access to transit options;
Its flat topography making it pedestrian friendly to walk;
Its location adjacent to diverse and historic residential neighborhoods; and
Its proximity to the Riverdale section of the Bronx .

2.1.2
Transportation
The City of Yonkers has four Hudson Line Metro-North Stations on the west side of the City providing commuter services to New
York City: Ludlow, Yonkers, Glenwood and Greystone. The Ludlow Station serves the center of the corridor study area (just under
1/2 mile from South Broadway) while the Yonkers main station serves the northern end of the area. The Yonkers station is also
an Amtrak stop, as well as a Metro-North stop.
The South Broadway corridor is well-served with Westchester County (“Bee-line”) buses with 4 bus lines running north-south
through South Broadway (1C, 1T, 1W, 2, 3, and 4). The local bus lines, 1C, 1T, 1W, 2 and 4, connect South Broadway to Downtown
Yonkers, the Bronx, White Plains and Tarrytown. The number 3 express bus connects South Broadway to Purchase. In the Bronx,
the Bee-Line buses connect with New York City Subway lines 1 & 9, 4 and B & D, making New York City very accessible from
the corridor.
2.1.3
Traffic
Traffic is an inevitable part of a busy commercial street and must be viewed as having positive and negative aspects. Like most
traditional “Main Streets” South Broadway is a commercial corridor as well as a travel corridor. The combination of uses does
cause some congestion that, at times, is a problem for the driver and the shopper. However, it is crucial to note that most of the
businesses on South Broadway are accessed by pedestrians either walking from adjacent neighborhoods, or coming to the area
via transit buses, or walking once they have parked their car.
The Riverdale Avenue arterial was constructed in the 1980s in an attempt to divert the through traffic away from South Broadway
and onto a wider arterial street more appropriate for trucks. As part of the state arterial and thruway system, non-local, non1. S. H. Acunto and R. M. Morrisey, Westchester County: The Golden Apple of New York (United States of America: Windsor Publications, 1990) 45-50.
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Streetscape images along South Broadway

delivery trucks are supposed to access downtown Yonkers and Southwest Yonkers from the New York State Thruway via the
Tuckahoe Road/Nepperhan Avenue and Riverdale Avenue arterial system. In reality, many trucks exit the New York State
Thruway south of the City of Yonkers and use South Broadway to access the City’s industrial waterfront.
2.1.4
Parking
The corridor is well-served by a number of municipal and private parking lots in addition to on-street metered parking. The metered
parking provides shoppers free 10 minute parking, which promotes a pedestrian-friendly shopping environment, but may have
the unintended consequence of encouraging “surgical” shopping trips. Two of the four municipal lots are, for the most part, highly
visible and are located at strategic corners along the corridor. There is also limited semi-public parking made available by some
of the commercial buildings.
2.1.5
Streetscape
A friendly pedestrian environment is largely determined by the quality of the sidewalks, street furniture, lighting, signage, landscaping and most importantly the street wall, or storefronts. Most of the streetscape along South Broadway was renovated approximately ten years ago with the installation of new sidewalks, lighting, street trees, trash receptacles and the rehabilitation of
Lincoln Park. After ten years in a busy commercial environment many areas are showing wear and require repair or replacement
of materials.
The street wall along South Broadway is a strong feature of the shopping district, but an accumulation of inappropriate choices
in the past has made it less strong in some areas than is desirable. In fact, it is the high quality of the street wall in much of the
district that so strongly points to the problems of those areas in which it is lacking.
2.1.6
Topography
The overall topography of the City of Yonkers is hilly with extreme elevation changes often serving as neighborhood divisions.
While the South Broadway corridor is relatively flat, the Park Hill neighborhood to the east of the corridor immediately rises 130
feet in one block from the study area. While this dramatic change in the topography provides interesting views of the waterfront
and the landscape in general, it also serves as a major visual and physical barrier for access to South Broadway, especially from
the east side. The topography of the immediately surrounding neighborhoods that are the primary market area for South Broadway
is more gentle and allows for easy pedestrian access to and from the corridor. (See Map: Topography).
2.1.7
Parks
Within the corridor, the City recently renovated Lincoln Park at the intersection of South Broadway and McLean Avenue, which
serves as a focal point for the corridor. Lincoln Park, approximately one half acre in size, includes a new information kiosk with
a mini-precinct police station and public restrooms. The Yonkers Parking Authority maintains a public parking lot immediately
adjacent to the park. (See Map: Parks and Open Spaces).
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2.1.8
Neighborhoods
South Broadway is surrounded by a number of historic residential neighborhoods, such as Park Hill, Ludlow Park, Radford,
McLean Heights, Rockledge Heights and Riverdale.
These neighborhoods were all developed during the first half of the 1900s with Park Hill being primarily developed by 1900.
Each of the surrounding neighborhoods were developed when the primary means of transport was walking and the trolley and
were historically oriented to the South Broadway corridor as their shopping and entertainment destination. All of the neighborhoods
are served by a fully connected system of sidewalks and remain walkable neighborhoods to their traditional retail center.
Park Hill, Ludlow Park and Riverdale are predominantly developed with single-family homes while the other adjacent neighborhoods contain a mix of single, two- and multi-family structures.
2.1.9
Downtown/Waterfront
Yonkers historic downtown commercial district, called Getty Square, is also the City’s governmental center and is one of four
major transportation hubs in Westchester County. In the last couple of years, Yonkers downtown and the downtown waterfront
have been the focus of several mixed use revitalization projects that have created public access to the waterfront, increased
economic and cultural activities and provided new housing choices to the City and Westchester County residents.

2.2 Demographics
The demographics analysis includes the surrounding areas, as well as the South Broadway corridor and the surrounding areas. The demographic analysis is based on the Census 2000 data primarily because this is the latest census data available and compares the census
tracts (CT) surrounding the corridor to the overall demographics of the City of Yonkers.
The selected census tracts (CT) were chosen based on the proximity to the corridor (i.e., the census tracts within a one mile radius from
the center of the corridor). The following census tracts make up the overall demographic study area for the corridor:
Tract
CT 1.01
CT 2.01
CT 2.03
CT 3

Population (1990 and 2000)

CT 12
CT 13.01
CT 13.02
CT 13.03

In general, the total population of the City of Yonkers as
recorded in the 2000 Census is about 200,000. The
total study area population is approximately 40,000 or
20% of the City’s overall population. The total number
of households in the City and the study area follows a
similar ratio: study area households (13,292) amount to
18% of the City’s households (74,351).

9,000
8,000
7,000

1990
Census

6,000

2000
Census

5,000
4,000
3,000
2,000
1,000
CT 2.03

CT 13.01

CT 12

CT 3

CT 1.01

CT 13.03

CT 2.01

CT 13.02

TradeAreas

The average household size of the study area, 3.0, is higher than the City’s average household size of 2.6. Of the selected census tracts,
CT 12 has an average household size of 3.3, higher than all other trade areas and the City.
The age group categories examined in this study are basically the under-18 age group, the 18 to 44 age group and the 45 and older population. Almost a third of the population in the study area is younger than 18 years with about 44% in the 18 to 44 age group and the remaining population (25%) in the 45 or older age group. In comparison, the City’s population is older with 36% in the 45 or older age group,
and only 24% of the total population below the age of 18. Within the study areas, CT 2.03 and CT 13.01 have a higher percent of persons
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(37% and 39% respectively) in the 45 or older age group. Census Tracts 13.03, 12 and 1.01 have the highest percent (34% to 35%) of
the below 18 population.
Of the City’s 196,086 persons, 118,007 (60%) are White, 32,575 (17%) are African American, 9,526 (5 %) are Asian, and the remaining
population is American Indian or Native Alaskan, Other Race, or Of 2 or More Races. Twenty-six percent of the Yonkers’ population is Hispanic or Latino and 74% is Not Hispanic or Latino. Compared to this, the study area census tracts as a whole is more diverse. The area
has a 38% white population, 20% African American persons, a 5% Asian population, and the remaining percentage is American Indian,
Native Alaskan, other race or 2 or more races. Fifty-one percent of the study area population is Hispanic or Latino. Within the selected
census tracts the statistics differ greatly, CT 2.03 and 13.01 are similar in racial mix to the City of Yonkers, i.e. a high population of White
persons and a lower population of the other categories. Besides these two CTs and CT 12, the remaining census tracts are racially diverse
with almost one-third white population, one-third African-American and one-third other races. CT 2.01 has the highest percentage of
Hispanic and Latino residents, while CT 13.01 has the lowest percentage of the same.
2.2.1
Housing Characteristics
The study area contains approximately 18% of the City’s housing units (13,900 of 78,000) but has a very different ratio of ownership
housing to rental housing. While the City overall has 43% of its households in ownership units the study area is less than half that number
at 19%. Rental housing in the study area adjacent neighborhoods constitutes 81 % of the units while only 57% of the housing units Citywide are rental units. Variations exist within the individual neighborhoods and census tracts, but as a study area, it is fair to say that the
area served by South Broadway is predominantly a renter occupied community.
2.2.2 Income
The median household income in 1999 dollars for the study area ($37,983) is much lower than the City of Yonkers ($74,351). However,
within the study area census tracts, CT 13.01 has the highest
median income of $61,250 and CT 12 has the lowest median
household income ($21,233). All the other census tracts, except
CT 2.03 and CT 13.02, have median household incomes lower
than $28,000.
2.2.3
Employment characteristics
Of the City’s total 153,381 working-age population (16 years
and over), about 55% are employed, 4% are unemployed and
41% are not in the labor force. This is similar for the study areas
working-age persons (26,341) as a whole, with 51% Employed,
6% unemployed and 43% not in the labor force. This pattern
continues for the individual census tracts except for CT 13.01
and CT 13.02 that have a high percentage of employed persons (61% and 62% respectively).

Employment Status (in 2000)

100%
90%
80%
70%
60%
50%

Not in labor
force

40%

Unemploye
d
Employed

30%
20%
10%
0%
CT 3

CT 12

CT 2.01 CT 1.01

CT 13.03

CT 2.03

CT 13.01

CT 13.02
Total

Yonkers
city

The City’s working population (16 years and over) is employed
primarily outside of Yonkers (72%) and only 28% work in the
City. Compared to the City, the study area as a whole had a
slightly higher number of persons working in, or near their place
of residence (34%).
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2.2.4
Future Economic Trends
The City’s recent downtown and waterfront market rate housing developments have set the City’s waterfront on course to become
a major new residential community. Yonkers historic neighborhood of Park Hill continues to be a distinct asset to the downtown
and South Broadway and will continue to attract new residents to the southwestern area of the City. Additional public and private
investment is likely to occur near the Ludlow train station, a natural transit-orientated development neighborhood, which will positively impact South Broadway and also help create the demand for a wider variety of goods and services.
Existing and potentially new residential development located just west and north of the corridor promises to improve, but not
necessarily radically transform, the nature of South Broadway as a traditional “Main Street” shopping district.

2.3 Zoning and Land Uses
2.3.1
Zoning
South Broadway has long been one of Yonkers’ main commercial corridors, however its current purpose has evolved into a secondary local shopping district. The corridor’s retail offerings reflects the diversity of the City’s demographics and the changes evident in most retail markets that have seen a move away from the traditional “Main Street” to shopping centers and strip malls.
The complaint that the range of goods and services is somewhat limited on South Broadway is applicable to many shopping
streets throughout the region as certain types of businesses locate as a matter of corporate policy to other shopping venues.
Fortunately, there seems to be a move back to the City for some retailers that may restore some of the range of shopping opportunities.
A second, often heard complaint is about the uses that are permitted in the Commercial & Manufacturing (CM) zone, located at
the northern terminus of the corridor where New Main Street and South Broadway merge. Before Central Park Avenue took
over as the main commercial corridor of the City, Getty Square and South Broadway were interrelated, but separate shopping
districts each having a natural edge that met at the New Main Street/South Broadway intersection. The natural edges of shopping
areas are where the necessary, demanded, valuable, but less prosaic uses such as garages, car dealerships and light industrial
uses like print shops tended to locate. This was particularly the case in the pedestrian and trolley dependant, pre-World War II
City, where these uses were found close to their commercial customers who walked to their printer and bought their rubber
stamps locally rather than driving cross town to Staples or ordering from the internet and receiving their order via FedEx.
The present zoning along the South Broadway corridor reflects an accumulation of 89 years of zoning solutions. The City’s first
zoning map of 1920 zoned the corridor as a Business (B) zone, but the Business zone also allowed any residential use permitted
in a residence zone to be established there. The 1928 and the 1953 zoning ordinance followed the same pattern and established
the Business and Apartment (BA) zone district over most of the corridor. The BA district in earlier ordinances was similar to the
BA district today, being a high-density apartment and business district. The density of housing in a BA district is identical to that
of a high density A, Apartment zone.
In 1968 the City again rezoned the corridor and at that point the greater differentiation in zoning began to appear. The “Restricted
Business - Residence Excluded” (BR) zone appeared for the first time in the zoning ordinance and was applied to certain areas
of the South Broadway corridor. Although there are no minutes available from the five years of staff work, public meetings,
political wrangling and law suites over the 1968 zoning map, it is fair to guess that a combination of things lead to the zoning as
it exists today. The zones were likely mapped to reflect the existing land uses at the time, as well as, pressure from land owners
seeking enhancements in the value of their property.
The five zoning districts found today on the South Broadway corridor are:
1. BR District: Restricted business, residences excluded;
2. B District: Neighborhood business and apartment houses, medium-density;
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Zoning by Parcel

16

4.

5.

BA District: General business and apartment houses,
high-density;
C District: Wholesale business and storage, residences excluded from first floor except in predominantly residential buildings; and
CM District: Commercial, storage and light manufacturing, residences excluded.

As the zoning map indicates, a large number of lots (50%, or 80
lots) within the study area are zoned within the BR district. About
15% and 22% of the lots are zoned B and BA, respectively. The
lots zoned as BA are located towards the center of the corridor
from McLean Avenue to Highland Avenue. C and CM districts
occupy a very small portion of the corridor located in the northernmost portion of the study area. Overall, the corridor is zoned
mainly for businesses and light-manufacturing with some areas
allowing residential uses. The corridor has many non-conforming
uses such as residences within the CM and BR districts.

Retail Categories
90

78

80
70

No of establishments

3.
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2.3.2
Land Uses
18
South Broadway is an active and busy retail corridor with a
16
12
variety of uses and retail types within its mile-long length.
4
The current land use pattern is a mix of residential and commercial uses interspersed with some light-manufacturing/industrial uses and community facilities. The overall land use
within the corridor is commercial (58% of total number of lots), by number of lots and total area. Mixed-use buildings occupy
about 20% of the total land area of the corridor followed by parking lots (5%).
30
20
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Bank

Comparison
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Office/Agency
Use

Other

Personal Service

2.3.3
Commercial Uses
There are a variety of commercial uses along the South Broadway corridor. The different categories of retail/commercial uses are:
-

Comparison;
Convenience;
Food and Drink Establishments;
Personal Services;

-

Banks;
Office/Agency Use;
Institutional/Municipal; and
Other.

As the chart above shows, the corridor has a very high number of convenience stores (78 or 30%) followed by food and drink
establishments (45 or 17%). The personal services category is also relatively high with 30 businesses or 11% of the total 261
stores in the corridor. Within the food and drink establishments, there are about 29 restaurants (11% of total businesses) and the
rest are coffee shops, delis, pizzerias, etc. Of these 29 restaurants, there are a few fast food establishments like McDonalds,
Subway, White Castle, etc. The corridor is home to many ethnic restaurants that are popular with the surrounding residents such
as Ya Hala Restaurant, Alejo Restaurant, Silvio’s Italian restaurant, and a well-known Mexican ice-cream shop called Paleteria
La Michuacana.
The corridor has several churches and other institutions like funeral homes, a public school, a post office, and other public
services. There are also a couple of medical and dental offices in the office/agency use category. There are a number of auto-
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Different kinds of retail categories

related uses (within the “other” category) throughout the corridor but mostly towards the northern and southern end. The corridor
also has a few comparison stores that include clothing stores, furniture stores, jewelry stores, etc.
2.3.4
Ownership & Taxation
The majority of the land along the South Broadway corridor is privately owned (92%) with only a handful of parcels owned by
public agencies (8%). Of the 38 acres contained within the study area, 34.3 acres (90.3%) are taxable and 3.7 acres (9.7%) are
wholly-exempt from property taxes. The tax-exempt properties include most of the property owned by the City of Yonkers and its
agencies, as well as, educational, medical and religious institutions.
The City of Yonkers owns 9 parcels or 5.5% of all parcels within the study area. City-owned land occupies an area of about 2.8
acres. Of these 9 parcels, one parcel is tutelary owned by the City’s Industrial Development Agency (as security against its loans
that assisted the redevelopment of the parcel in the early 1990s) and one is owned by the City’s Community Development Agency.
The rest of the City’s parcels are parking lots and Lincoln Park at McLean Avenue.
2.3.5
Builtform
The overall scale of the corridor is low-rise with a few pockets of mid-rise apartment buildings near Ludlow Street, Post Street and
Fanshaw Avenue. About 55% or 91 parcels are one- or two-story buildings and about 22% or 37 parcels have no built structures. Additionally, there are at least 20 lots that are lower density uses, such as, fast food with drive through windows, or underdeveloped
parcels with small building footprints relative to their site and the area’s contextual development. (See Map: Building Height.)
The most distinctive feature of the corridor’s built form is its urban street wall. Most properties are built without a front set-back and
the building meets the front property line right at the edge of the public property of the sidewalk. This feature puts the display windows
of businesses in front of the pedestrian and encourages window shopping and use of the wide sidewalk. The street wall feature also
makes those places where the street wall is not present feel incomplete and breaks the shopping experience. Stand alone structures,
parking lots and drive through businesses further break up the rhythm of the street.
In part of the study, parcels along the South Broadway corridor were analyzed from a land-use value perspective. It was a general
analysis based solely on land use and not based on property assessment, or the present market value of the property. Parcels were
divided by the area of the building and the total area allowed under the zoning. A value of less than 0.5 (i.e., the existing building represented less than half of what could be built under the current zoning district) showed that the property has potential development
value.
Several parcels were identified as having potential development value and include parking lots, auto-related uses and others. Some
of these parcels include active businesses and since they serve a purpose, it may be undesirable and expensive to relocate these
types of uses. While some sites may be undervalued and under-built, they are still viable and provide services for nearby businesses
and residents.
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Floor Area Ratio (FAR) Map
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Year Built Map
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Even if a property is not appropriate for redevelopment, its building storefronts might be vacant, or alternatively, tenanted by
retail categories, or land uses that do not represent the “highest-and-best-use” and are therefore a negative factor along the corridor. Some merchants do not fully market their merchandise to attract a wide range of shoppers (i.e., they are only open for very
limited hours, fail to maintain their storefront’s appearance, stack wares in an unattractive and clutter manner in the storefront
windows, or potentially serve as a front for illicit activities). Also, a number of ground-floor spaces are occupied by non-active
uses. These uses dilute South Broadway as a shopping experience and as a community resource.
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3. Land Use Analysis
Based on an existing condition analysis, South Broadway, though viewed as a whole by most stakeholders, is not uniform in
character. Sections can be defined by different categories, or by major sub-areas that have distinct physical and economic characteristics. This study identified three Sub-Areas of the South Broadway corridor:
Sub-Area 1: Vark Street to Ludlow Street;
Sub-Area 2: Ludlow Street to Valentine Lane; and
Sub-Area 3: Valentine Lane to City Line/Caryl Avenue.

3.1 Sub-Area 1: Vark Street to Ludlow Street
This section of the corridor is a gateway into South Broadway from the north and connects the corridor to Yonkers Downtown. At
its northernmost end, the entry is marked by McDonalds, a major fast-food chain and the St. Joseph’s Medical Center (which is
located just north of the study area).
•

•
•

•

This sub area has the majority of the auto-related uses, including a gas station (one of two in the entire corridor, and the
only school in the corridor). The corridor’s only big self-storage facility is also located in this section. This section also has
two houses of worship both located in commercial buildings on the west side of South Broadway.
Within this section, South Broadway and New Main Street join to form a triangular island between Herriot Street and the
gas station to the south. This area forms an interesting physical and visual node.
There are a few lots that are “through” lots that exist in the corridor along New Main Street. This section is connected to the
Old Seventh Ward neighborhood and then the Park Hill neighborhood by three streets – Vark Street/Park Hill Avenue, Bright
Place and Undercliff Street.
The overall scale of this section ranges from 5- and 6-story residential buildings to vacant/auto parking lots.
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This section is characterized by four different zone boundaries within a roughly four block distance – B, BA, BR and CM.
The south end of this sub area is marked by another fast-food chain, White Castle, a municipal parking lot, one of the largest
apartment buildings at Ludlow Street and a few low-rise mixed-use buildings.

3.2 Sub-Area 2: Ludlow Street to Valentine Lane
This sub-area forms the commercial core of the South Broadway corridor. The majority of the convenience-oriented, comparison
shopping and personal services are located within it. At the northern end, this section is marked by Auto Zone, which is an autoparts retailer.
•
•

The overall scale of this core is mostly one and two story mixed-use buildings. The majority of the one- and two-story retail
structures are older structures with residential/commercial space on the upper floors.
The street wall in this section is more continuous than in other areas. Both sides of the street show curb cuts for off-street
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Sub-Area 1: Existing Conditions
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parking or drive throughs. Although not presenting the idealized uninterrupted wall of storefronts without curb cuts it is
nonetheless clearly a shopping street that is pedestrian friendly.
The majority of the lots in the commercial core are within the BR and BA zoning districts with a few lots near McLean Avenue
within the B district.
The BA district allows 9 stories and a Floor Area Ratio (FAR) of 5.0 while the other two districts allow only 3 and 4 stories
and a FAR of 1.5.
A unique feature of this corridor is Lincoln Park at McLean Avenue, the only public open spaces within the corridor. The
Park was recently renovated with new benches, planters and other landscaping features.
The level topography in this section is dramatically emphasized by the rise to the east of the Park Hill neighborhood at an
elevation of 250 feet, or 130 feet above the average elevation (90 feet) of the corridor.
This section also has three municipal parking lots in addition to a number of private parking lots distributed throughout the
core.
The traffic in this section is sometimes heavy with trucks and trailers trying to move through parked cars and loading vehicles.
The “Y” intersection at McLean Avenue is particularly busy with pedestrians, cars, trucks and buses.
The pedestrian activity in this area is the maximum observed because of the concentration of the various retail uses.
The general streetscape along the corridor contains planters and street trees, however the streetscape along McLean
Avenue needs improvement.

3.3 Sub-Area 3: Valentine Lane to Caryl Avenue
This section is similar to the north-end, as it has many auto-related uses, including a gas station and several five- and six- story
residential buildings.
•
•
•
•
•

•

This section has a couple of popular eating establishments such the Cornyn’s Coach and Four Bar and Restaurant, the Broadway
Diner, and Alejo restaurant.
The street wall is discontinuous with parking lots and several buildings set back several feet from the public right-of-way.
The overall scale of this section of the corridor is low rise with only a few five and six story residential buildings.
This section serves as the southern gateway into the South Broadway corridor and connects to the North Riverdale neighborhood
of the Bronx and Van Cortlandt Park.
The neighborhoods surrounding this sub-area show a mix of housing types from single family to high density apartments and a
mix of income levels. Hidden behind the high density housing and commercial areas is low density single family homes as part
of the early 20th century suburban neighborhoods.
There are two zoning districts within this sub-area, a B district along the western side and a BR district on the eastern side of
South Broadway. Both of these districts allow three to four stories buildings and a FAR of 1.5 as per zoning regulations.

3.4 Findings
Based on the detailed analysis of the existing conditions of the entire corridor and a determination that there are three South
Broadway “Sub Areas”, the following is a summary of the overall built environment and ground floor findings:
South Broadway has long been a mixture of commercial uses: retail, services, office, auto-related uses. It is a highly utilized corridor with significant foot traffic. South Broadway does not need to be revitalized: it is already a vibrant urban street. It already
has some special events, amenities and well-maintained public spaces. It benefits from current and proposed improvement projects and an established Business Improvement District. Architecturally South Broadway has distinctive historic buildings, a wide
variety of building styles and existing and distinct retail destinations. In addition:
•

The corridor also has a growing restaurant sector, especially ethnic restaurants. (Many communities strive for this mix of retail/services on their “Main Street”);

South Broadway, Yonkers NY Zoning Analysis

31

Sub-Area 2: Existing Conditions
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The corridor is surrounded by predominantly low-scale residential neighborhoods. Mid-rise buildings, eight to ten stories in
height, are the exception rather than the rule. Most buildings along the main corridor are between one and three stories in
height. Almost all of the South Broadway lots abut residential backyards. Thus, any rezoning proposal needs to consider
the surrounding residential buildings;
It is home to several community resources (public gathering spaces and an existing theater);
It has defined its niche market, in food-related retail. There is a great potential for the corridor to leverage its small ground
floor spaces, which lend themselves to more entrepreneurial uses, such as, cafes, smaller restaurants and wine shops, to
complement downtown activities;
It enjoys the “interruptions” of an interesting street network. For example, the McLean Avenue and South Broadway “Y” intersection is unusual and creates a wide open area in the middle of the corridor that compliments the rehabilitated Lincoln
Park and sets the stage for other urban design improvements;
The significant grade change on the east side of South Broadway creates a physical barrier for the Park Hill neighborhood
and restricts, easy pedestrian access to the corridor. Other means to bring this part of the market to the corridor must be
explored;
It is adjacent to both low- and middle income neighborhoods, as well as, more affluent areas;
It enjoys traditional “Main Street” qualities, such as, small shops on walkable streets;
It’s active, ground floor retail is concentrated in its center section (Sub-Area 2);
Although it is active and has numerous healthy businesses, it still suffers from a poorly defined identity and a lower quality
retail streetscape. The issues include, erratic/varied quality of public and retail signage, a lack of street furniture and several
cluttered and unattractive storefronts;
The north and south ends of the corridor lack a sense of gateway definition and are less pedestrian friendly than the central
section;
It’s image is affected by safety issues, real or perceived;
Significant commercial truck traffic detracts from it’s “Main Street” image;
Most businesses report that the proximity to the Riverdale community is South Broadway’s greatest strength;
Transportation access and a stable neighborhood were also ranked as important strengths.
Rising rents may become a mixed blessing, forcing some local retailers out of the area;
Businesses report that the lack of parking, rising rents and the need for continued façade improvements were the most important issues;
Several businesses noted that a lack of variety in stores was also an issue; and
The BID is not taking full advantage of the significant existing buying power in the surrounding area.
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4. Recommendations
Consideration of the analysis and findings suggest several important recommendations for the future of South Broadway. The
first section describes recommendations dealing with zoning changes that will permit South Broadway to be the special place
that is, as well as, recommendations concerning the built environment. The second section describes potential development
opportunities, both in terms of where new development might occur and where development should occur. The ”Main Street”
Management section recommends way to improve the existing retail and service establishments. It goes on to address new
retail opportunities. The last section discusses placemaking, urban design, public parking and general storefront appearance
recommendations (including storefront design recommendations).

4.1. Zoning Recommendations
Zoning is a tool used to enforce or direct a community’s land use policy. South Broadway is a generally healthy, commercial,
mixed-use area with a mix of land uses that serves the community surrounding it. However, the various zoning districts presently
placed over the corridor do not permit all of the uses that are desired by the surrounding community, or the existing businesses
located on, or desiring to be located on, the corridor. Further, the current zoning does not match the physical properties present
on South Broadway, which give rise to the need for variances that are a deterrent to encouraging business growth on the street.
The proposed zoning will encourage new contextual infill development, recognize the traditional development patterns of the
corridor and take other measures to honor the existing development in the area, as well as, allow for the entry of new development
on South Broadway where it is best sustained.
The zoning recommended starts from the premise that South Broadway is a special district. That it is an area unique in the City
for the mix and quality of its uses. The proposed zoning is a new district specific to South Broadway that is different than the
zoning districts adopted elsewhere in the City. The South Broadway Special District does away with the zoning currently on
South Broadway that is more appropriate for a large, undeveloped suburban parcel of land. It replaces it with a zoning district
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Example of Existing BR Zoning
Suburban style
•
•
Breaks rhythm of street

Typical “Main Street”
Urban Commercial Corridor Zoning
•
Zero front yard setback or maximum 5 feet (for wider sidewalks)
•
Typical side yard setback 5 feet
•
Buildings to face main streets and “frame” streets
•
Parking:
Parking hidden from public view
Shared parking scenarios (retail with residential component above, or retail with adjacent wall)
Parking lots with screened buffers
Loading areas behind buildings and away from public
view
•
Higher density / taller buildings at gateways and key intersections (placemaking opportunities)
•
Encourage outdoor seating / cafes especially within the retail
core area
•
Prohibit drive-ins / thrus – short term consolidate curb cuts
and share driveways
•
Infill development opportunities on parking lots

•

Building design guidelines:
Bays – horizontal differentiation every 15-30 feet (some
South Broadway retail establishments have appropriate
bays)
“Heavy” base – vertical differentiation into top, middle
and base
Active uses on ground floor – commercial / retail / livework
Residential on upper floors
Streetscape improvements:
Street furniture - benches, street lights, signage, etc.
Install “bulb-outs” or “neck-downs” at key intersections
Street trees at every 30 feet
Redesign spaces (plaza, etc.) to be used as gathering
space, amphitheater, etc.

Sub-Area Proposed Zoning
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based upon traditional urban land uses, in fact upon the Yonkers Downtown Zoning that has successfully spurred downtown redevelopment for the last ten years.
The South Broadway Special District has regulations for the entire corridor, as well as, height, density and use regulations for
each Sub Area: In general, the South Broadway Special District incorporates the following key principles:
1.

Encourage a mix of uses within the South Broadway District. Mixed-use activities in downtowns have the ability to generate activity during both the day and the night. There is a significant residential population surrounding South Broadway,
but more residents on the corridor, will help with real or perceived safety issues at night. Specific requirements include:
a.

Require zero front yard and side yard setbacks along South Broadway for infill and new development;

b.

Increase height and density in north and south sub-areas. Because South Broadway’s built character is not uniform,
the zoning analysis and proposal was based on three sub-areas; the proposed South Broadway Special District will
promote building form compatible with the existing context, and where appropriate, encourage new development that
is compatible to existing context. For example, given the scale and proximity to the Downtown area and the
Riverdale/Van Cortland Park, Sub-Areas 1 & 3, are able to accommodate the most density increases;

c.

Encourage active uses on the ground floor; and

d.

The pedestrian experience should be enhanced by retail uses that include transparent windows to draw the shopper

Development Site Options
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in, as well as, well designed display windows and storefronts to attract new customers to the area. The proposed South
Broadway Special District allows nearly every type of commercial and retail activity appropriate for a downtown or commercial corridor. How these uses portray themselves on the street is partly the work of the design guidelines and partly
the responsibility of the BID to educate its members about the desirability of good design in support of healthy business.
2.

Rethink the permitted uses for more flexibility. The current zoning is inconsistent treating identical properties differently.
The proposed zoning increases the permitted uses, reduces the parking requirements in recognition of the urban and walkable nature of the street and implements the new zoning district across the entire length of South Broadway. It permits residential use through the incorporation of live-work units above the ground floor commercial. Live-work units are an opportunity
to create non-traditional office space to attract independent workers, such as, graphic designers, to work and potentially
live, in Yonkers. Introducing this type of work population will enhance existing and new retail and services along South
Broadway. Specific requirements include:

3.

Allow live work housing as a permitted use. South Broadway could be a popular place to live and work. Live-work
housing recognizes the many people that are freelance consultants that might find South Broadway an exciting place to live
and locate their business. Commercial corridors with live/work space have become a popular way to preserve the use of
many historic buildings and add vitality to “Main Streets”.

4.

Permit and honor residential nonconforming uses that are a part of the fabric of South Broadway. The proposed
zoning recognizes that a number of factors such as the City’s assessment policies, the cost of rehabilitation after catastrophe,
the long lead time to obtain insurance settlements and then to create rehabilitation plans makes difficult the rehabilitation of
existing mixed-use and residential buildings along the corridor. In response to this the proposed zoning district increases
the amount of time allowed to rehabilitate a fire damaged non-conforming residential use, while increasing the amount of
damage permitted before requiring a review by the Zoning Board of Appeals. In short, the new zoning makes it easier to
keep in place an existing residential building should bad luck strike.

5.

Revise the current South Broadway corridor zoning regulations pertaining to parking requirements. The proposed
South Broadway zoning district has several features relating to parking that recognize that much of the use and enjoyment
of South Broadway stems from it being a ”walkable community” and consequently reduces the current suburban-like parking
requirements to an urban level. The proposed zoning contains a five-year waiver of parking for existing buildings as an
economic stimulus similar to the provision that worked in the City’s downtown area. The proposed zoning reduces the required parking by half for new buildings and permits the parking to be satisfied by payment of a “fee-in-lieu” of parking
process. Parking on the street may be counted towards the required parking in certain circumstances for new buildings
based upon technical proof that sufficient parking exists in the area to service existing and new uses.

4.2. Parking Recommendations
1.

Reevaluate the management of onstreet parking resources. Working with the Yonkers Parking Authority, the City and
the BID should seek to better manage the scarce resource of on-street parking. One approach is to provide short-term/higher
cost parking in front of high turnover retail stores, such as post-offices or banks. Medium-term/medium cost parking should
be provided for the rest of the on-street spaces and in the most convenient portions of off-street lots with long-term/lower
cost parking located elsewhere in the off-street parking lots. As such, shoppers intent on longer periods of shopping will
park in the appropriate spots, but shoppers making a quick trip into a store may do so as well.

2.

Demand high quality design standards for parking areas. Nothing can diminish the vitality of an area like the blank wall
of a parking garage, poor lighting, lack of wayfinding signage, or a surface parking lot along a busy “Main Street”. Design
standards should be drafted to anticipate and limit the impact of parking by locating it away from major street edges, providing
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landscaping within and on the edge of the surface lots, ensuring that lots are well lit and requiring parking structures in any
new development to include ground floor retail at all street walls.
3.

Keep the existing parking meters. Parking meters function to provide convenient short term space shoppers who drive
to the neighborhood and properly managed they can force a turnover of cars. Longer term parking for both shoppers and
merchants should take place in the existing parking lots; and

4.

Locating longterm parking for merchants and employees on side streets, or in the offstreet parking lots. It has
been calculated that each space lost to merchants parking in front of their stores costs businesses $45,000 in customer
sales annually. The BID should educate merchants on the lost revenue to their businesses by their use of “feeding” the
parking meter in front of their establishment for the convenience of keeping their vehicle close by. Many shopping districts,
including local examples like Bronxville, have sticker programs that use a carrot and stick approach to force merchants to
park away from the front portion of the shopping corridor. Adding parking meters to the first hundred feet of the side streets
adjacent to the commercial buildings facing South Broadway. These meters might differentiate between weekday and
evening/weekend parking, when the peak parking demand is expected or might be marked as sticker parking and reserved
for merchants on a lower price longer term basis.

5.

Target side streets for street trees, sidewalk repairs, pedestrianscaled lighting and the other streetscape improve
ments to complement the streetscape improvements already placed on the corridor. Numerous studies indicate that
shoppers will walk further with less discomfort if the walk is pleasant and safe. The typical range of 400 linear feet is the
preferred distance between the parked car and the storefront entrance, which can be extended to as much as 1,000 linear
feet if the walk is pleasurable.

6.

Include a “Payment In Lieu Of Parking” (PILOP) in the proposed South Broadway Special District. Under a PILOP, developers
contribute funds to the municipality for the development and maintenance of public parking in exchange for shifting required parking
spaces to another location. A PILOP would most preferably apply to infill development where the size of a site precludes the ability
to viably construct off-street parking. The PILOP could also be directed to streetscape and pedestrian improvements.

4.3.

Design Recommendations

The vast majority of South Broadway retail stores were designed when walking and window shopping was part of everyone’s
daily life. The structure of an expertly designed shopping venue along South Broadway remains, even after years of “remuddled
renovations” and “modernized enhancements”. New infill buildings built on South Broadway need to be held to the same high
standard of retail store front design that the original architects and retailers of the corridor created. Design recommendations
have been included in this plan as a means to guide the redevelopment of existing structures and the building of new structures
to fit the retail environment.
There have been significant private and public investment and initiatives focused on the waterfront and the downtown area.
South Broadway can capitalize on its potential identity as Yonkers “Main Street” by taking a “Main Street Management” approach
and focusing on the corridor’s appearance, safety and strong tenanting in order to enhance the pedestrian shopping experience.
The design recommendations are intended as an educational tool for property owners and merchants willing to improve the appearance of their building and store fronts. As a marketing tool the BID should use the design recommendations to show prospective tenants and owners that the Corridor has standards to promote of a high quality shopping environment. The City should use
the design recommendations as a checklist with which to review applications for new and rehabilitated buildings coming before
City boards and agencies.
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Existing architectural elements or
features hidden by flyers, signage

Billboard on facade

Disproportionate signage on upper
floors

Windows on upper floors, boarded
or covered with flyers, broken
window panes, unclean surfaces
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Aluminum awnings look harsh and
uninviting
Large signs with lettering
Opaque doors
Cluttered and unclean storefront
windows with flyers pasted
on window panes

Two businesses within one
big facade sign
Blank walls or walls with
small windows

NOT RECOMMENDED

Awnings and signage that suit individual businesses instead of
uniform awnings/signs or large
awnings/signs

Clean and refinish existing architectural elements and features
New lighting fixtures for facade and
storefront windows/displays

Door with glass panes instead of
wood or opaque materials
Signage that is eclectic and unique
to each business
Well-lit and arranged storefront
without flyers
Use of real, not artificial plants
and flowers to enhance
shopping experience

RECOMMENDED

In general, the South Broadway design recommendations include:
1.

Storefront and ground floor architectural standards (transparency requirements; window display priorities and preferences,
etc);

2.

Standardization of the typical storefront bays – horizontal differentiation every 20-25 feet (similar to other retail establishments
in South Broadway);

3.

Articulation of a building’s top, middle and base;
a.

Guidelines for the streetscape (Street furniture: benches, street lights, signage, landscaping, tree-planting etc.);

b.

Treatment of the façade at the upper levels, including residential uses on upper floors;
design recommendations
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4.

Establish façade design recommendations to ensure that new and existing facades are inviting, interesting and pedestrianfriendly. Create a Façade Improvement Program (using grants and the potential introduction of 10 year façade easements)
administered by the City; and

5.

Sponsor, or encourage the replacement of the solid metal roll-down storefront gates with mesh metal gates. These serve
just as effectively, but allow for passers-by to see into stores while allowing interior store lights to emanate out onto the
street, creating a more inviting feel. Even more preferable would be the installation of interior roll down gates that are placed
inside of the windows since these gates are almost invisible to the passerby and do not give the impression that the area is
one that “needs” gated store fronts.

4.4. “Main Street” Management
A secondary, but important task of the South Broadway study was to understand the strengths and weaknesses of the ground
floor tenants; the appearance of ground floor exteriors, as well as, the public realm. The character of South Broadway can improve
through enhancing “gateways”, façade design recommendations, tenant recruiting and parking management, as well as, strategic
tenant recruiting to improve and bolster the image of South Broadway. In addition to preservation goals, new development and
infill should advance the City’s and BID’s goals for the area. The BID could be especially effective by leveraging existing amenities,
such as parks and open space to encourage appropriate, high-quality development.
“Main Street” management-related recommendations focus on:
1.
2.
3.
4.
5.

Tenant recruiting;
Program and event planning;
Signage;
Landscaping, quality materials; and
New partnerships.

In addition to creating a South Broadway Special District to encourage pedestrian-friendly development and promote mixed-use development, it is critical that the BID targets specific tenants for the corridor, plan events and develop new partnerships with existing community
based organizations, as well as, new tenants and property owners.
South Broadway can take the “next step” if the corridor attracts retail uses that appeal to a broader audience. The goal is to continue to
attract existing shoppers while attracting new users. The interesting food-related ground floor spaces (cafes, restaurants, specialty grocery
stores, etc) should help reinforce South Broadway’s image as a destination full of interesting shops and fun places. Examples of the successful use of this strategy abound in the region from Arthur Avenue in the Bronx to Port Chester in Westchester County.
South Broadway does not necessarily need new residents to bring new uses and a broader array of tenants, such coffee shops and wine
stores: the existing population in the surrounding area could support these uses. Attracting successful, local entrepreneurs are more necessary than new residents. (A cadre of cafes and bars often serves more to fuel speculation than to attract actual residents)
South Broadway has already proven, to a certain extent that a healthy commercial corridor consists of more than just stores and buildings
and the plazas and parks. There are interesting ethnic restaurants and atypical open spaces and other unique assets. The following
actions are public realm recommendations that the BID and the City should incorporate into their goals and objectives for the South
Broadway corridor’s future preservation and growth.
4.5. Recommended City Actions
1. Pursue a pedestrianfriendly design throughout the entire South Broadway corridor; enhance streetscaping and
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landscaping. South Broadway sidewalks were replaced with decorative pavement and a granite amenity strip approximately
10-years ago. In some areas the amenity strip (primarily at driveway aprons and in tree pits) has deteriorated and needs
to be repaired. The sidewalk needs to be cleaned of grease and other residue from the commercial tenants placement of
garbage at the curb, as well as, gum and other material that come from the every day use by pedestrians. Street trees that
have been broken or have died need to be replaced.
2.

Enforce the sidewalk streetscape standards as new structures are built to infill the corridor and as private concerns
cut through the sidewalk. The BID should work with its members to enforce standards of care for the sidewalks in front
of businesses and work with the City to prosecute businesses that prune, maim or kill the trees in front of their business.

4.

Ensure that the McLean Avenue park is used for events and is used as a gathering place. In addition, the triangle at
the north end of the corridor has the potential to become a great passive open space. Given its proximity to the school, a
potential public-private partnership could ensure the use and beautification of this space.

4.

Redesign and update the layout of the McLean Avenue Park to be used as gathering space, amphitheater, etc. The
Park should be replanted and landscaped, lit appropriately for evening use, with the possible addition of a space and stage
for performances (both planned and, given the arts community nearby, impromptu).

4.6. Recommended BID Actions
1.

Employ a retail recruiting and marketing coordinator. Focus on ground floor space by improving the appearance of existing stores and recruiting specific types of tenants to promote and market the corridor as a special place to shop and eat.
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2.

Promote and attract a critical mass of dining and drinking establishments to the corridor to attract trendconscious
Yonkers residents to the street and to change their perceptions of South Broadway. South Broadway has already
started to emerge as a “food store/restaurant/bar row” in Yonkers. But promotion its identity is key to reminding former residents and shoppers to come back and to attract new shoppers to discover the benefits of South Broadway. Certainly it
would help to draw the increasing number of young professionals who have been moving to the Downtown area to South
Broadway for an alternative to the downtown area. It is not only restaurants that help reinforce this image: additional new
tenants could include the right household cooking stores, specialty food stores (as well as wine stores, coffee shops, etc as
well as cultural resources, and additional ethnic food stores, bakeries and cafes)

3.

Grow the number of walkin shoppers, both in the near future and longer term, by educating merchants in the latest
highvisibility, media venues, such as, web sites, web blogs and email blasts. Certain local retail establishments (such
as home good and gift stores, cafés, etc) may be hard-pressed to survive as the corridor begins to grow its identity due to
the initial low levels of foot traffic. However, even if many of these businesses ultimately fail, they should still be encouraged
at this point, for their mere presence will have a beneficial impact on the neighborhood’s image, as well as, potentially attracting more new merchants to the corridor.

4.

Use local restaurateurs who have been successful in Downtown Yonkers, or other Westchester commercial centers
to recruit future retail tenants along the corridor. Attempts should also be made in the early stages to attract businesses
and uses that help to prolong the neighborhood’s creative and distinct credibility and appeal, like a roller-skating rink, or
other leisure activity. As the residential population builds and perhaps changes the demand for these new uses will also
grow.

5.

Promote outdoor dining. South Broadway is already home to several restaurants and the street’s “food and cuisine” can
be further reinforced with outdoor dining. Carts in Lincoln Park with food from local restaurants as well as more formal
dining in the warm weather months could be a draw for new users of the corridor. New York City has recently approved
comprehensive sidewalk seating regulations which could be a good model for the South Broadway BID.

7.

Attract new users to South Broadway by creating a partnership between local businesses and the art community
to publicizing the corridor to a broader market both geographically and economically. The BID and the City should
seek opportunities to place public art on the corridor, to encourage outdoor musical performances through out the area and
to work with local and state funding agencies to assist in efforts. The BID has and can continue to take the lead in orchestrating and marketing these efforts.

8.

Leverage the current and expanded roster of programs and events to further define South Broadway as a “dining”
attraction.

9.

Engage nearby residents and/or neighborhood associations to become actively involved in maintaining the corridor.
Neighborhood associations should plant and maintain the corridor’s open public spaces and commission young artists to
paint murals on non-active facades, such as the public storage building.

10. Cooperatively solve real and perceived safety/crime issues on South Broadway. Increased lighting as well as upper
floor residents (eyes on the street) will make the corridor feel safer.
11. Provide an identity to South Broadway by creating its own brand and banners. Once the corridor’s “specialty eating

South Broadway, Yonkers NY Zoning Analysis

45

/dining” identity is well known, it should become part and parcel of the corridor’s marketing campaign. Banners across South
Broadway could announce the identity of the shopping/restaurant district. The brand could be transferred to several
streetscape elements (i.e., trash receptacles, benches, lighting poles etc.). Advertising and marketing the corridor as a specialty center for specialty goods and restaurants, which you cannot find elsewhere in Westchester County, may also
strengthen the brand. In addition, signage promoting special events, as well as, Downtown events, in general, would be
appropriate at gateways.
12. Retain and strengthen annual events. The BID should sponsor and encourage arts and entertainment related events
year round, such as, a multi-cultural food/arts festival (as done in Port Chester, New York)... The BID should work with other
community based organizations to co-market the corridor as a place to be. The BID should consider sponsoring seasonal
farmers’ markets that offer more diverse and specialized produce in order to distinguish itself from other communities’ green
markets. South Broadway should also take advantage of joint marketing opportunities with Downtown events. For example,
when there are summer concerts and events on the waterfront, South Broadway restaurants could have special promotions post-event dinner.
13. Provide incentives for surrounding residential neighborhoods to shop local. Some communities and BIDs have initiated
local currency programs and promotions, such as, “South Broadway dollars” to motivate nearby residents to do most of
their shopping on the corridor.
14. Ensure the longterm success of an important South Broadway resource, the Park Hill Theater. The City should provide full zoning support, potentially including, but not limited to, tax incentives tied to the theater’s renovation. Other ideas
include advanced zoning techniques such as Transfer of Development Rights Zoning Incentives (as successfully done in
connection with Midtown Manhattan’s theaters). Many communities throughout the New York metropolitan area has excellent
arts-related zoning tools. For example Pleasantville, New York has a great model in terms of community support for a
private renovation of a small theater as an “arts center”. Similar support was created for the Millerton and Rhinebeck movie
theaters. The National Trust for Historic Preservation is an excellent resource for nationwide examples.

4.7 Conclusion
New uses and positive attention may come at a price, of course. Some local residents and merchants may prefer that South
Broadway remain primarily a neighborhood-serving street, providing for the every-day needs of a portion of local residents. Yet
as expectations grow, property owners will raise rents, and the mix is likely to shift in the direction of eating/drinking establishments
that serve more of a City-wide audience or at least attract more residents from the adjacent communities, such as Park Hill. Any
change on South Broadway clearly favors food and drink. It is important to reiterate that South Broadway is already a thriving
commercial corridor. In many ways, South Broadway represents what communities want to achieve when they set out to “revitalize”
a commercial area or their “Main Street”. Any new development or targeted retail recruiting should not transform South Broadway,
but to enhance it as a resource.
It is also important to protect certain iconic businesses that reflect the neighborhood’s ethnic and class diversity. Not only do
they still serve existing needs, their continued presence might help to smooth the way both politically and socially for ongoing
changes in the local demographic, as well as preserve the creative, diverse credibility that South Broadway has been able to establish; preserving the existing scale and historic buildings to add value rather than a series of new developments.

