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Village of Mamaroneck, New York

Industrial District of the Village of Mamaroneck

1848
Single line track service 
begins onthe New York & 
New Haven Railroad. 

1885
Pipes laid through the village supplied 
water from the Mamaroneck River to residents.

1900
Mary Mallon, AKA Typhoid Mary, 
worked for a family in the village.

1995
Neighborhoods of the town of 
Mamaroneck  and the town of rye, 
that cluster near the harbor on both 
sides of the river incorporate as the 
village of Mamaroneck. 

2011
Hurricane Irene.

2012
Hurricane Sandy. 

1661
John Richbell, an English merchant 
living at Oyster Bay on Long Island, 
purchases three necks of land from 
the local Siwanoy Indians (Orienta, 
Larchmont Manor, and Premium Point).

1664
An English fleet captures New 
Amsterdam from the Dutch, New 
Netherland becomes the colony of 
New York. The Mamaroneck River is 
designated as the eastern boundary 
of the colony of New York.

1732
The first regular stagecoach 
route is established along 
the (Old) Boston Post Road.

1776-1782
During the American Revolution 
the Village has no civil government.

1788
New York State organizes 
townships and Mamaroneck is 
officially designated a town.

1800
The Westchester Turnpike 
Corporation is chartered by 
the State to provide a toll road 
(along the Post Road). 
Tolls occur every 10 miles.

1854
The dam serving a factory on the 
Mamaroneck River is torn down as a public 
nuisance that encouraged flooding and 
mosquito breeding.

1812 (+/-)
British warship fires a 
cannon at  the Village 
of Mamaroneck.

1867
The end of tolls on the 
Boston Post Road.

1888
The railroad is upgraded to a four-track system.

1888
German immigrant constructs

a rubber factory on Fayette Ave.

1895
Village of Mamaroneck is incorporated 
and population of Mamaroneck village 
reach 1,500.

1902
Pan-American Motor Company 
builds a few cars in Mamaroneck’s 
Industrial District.

1919-1924
D.W. Griffith's has a 28-arce motion 
picture studio in Mamaronek, New York. 

1955
Major flood on the Mamaroneck and 
Sheldrake River Basin.

1951-1961
Construction began in of the New England
 Thruway (I-95).

1972
Industrial Area evacuated by 
boats because of major flooding 
-flooding damages 26 Industrial 
structures.

2008
Mamaroneck Harbor used the 
first vegetable oil powered 
garbage truck in the State of 
New York.

1697
The first Mamaroneck 
town meeting of the 
‘freeholders’ (settlers) 
takes place and the first 
recorded elections.

1880s
Industrial Area is known as the

Waverly Section or the Strawberry Patch.

1920s-1930s
Residents establish small 
industries in their garages

and backyards.

1968
Institution of new zoning
code made residences a

non-conforming use.

Presentation to the Village Board of Trustees
Time-line

HISTORY

2
U R B A N S T U D I O
r e  P L A C E



69

Open Space & Waterfront

Stakeholder & Community Input 
Design Charette

Network Connections

Market Analysis & Programming

Development

Form-Based Controls & Design Guidelines

Research

Options Considered

Refine

Validate

Stakeholder & Community Input
Workshops

Final Plan

PROCESS

Public Workshop Meetings  

Presentation to the Village Board of Trustees
June 23rd Public Meeting

3
U R B A N S T U D I O
r e  P L A C E



ECONOMIC  ANALYSIS
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MEMORANDUM  
 
To: Peter Syrett, rePLACE Urban Studio 
From: Kei Hayashi and Katie Lyon, BJH Advisors 
Date: May 8, 2015 
Re:  Mamaroneck Industrial Area Study 
 Market Analysis 
 
 
I. Methodology 
 
BJH Advisors (BJH) conducted analysis of the economic activity and real estate 
market in Mamaroneck in order to help identify opportunities and challenges for 
future development of the Mamaroneck Industrial Area Study. The target geography 
is comprised of zip code 10543, which encompasses the Town of Mamaroneck. To 
provide context for the findings, BJH selected three benchmark communities, 
Yonkers, New Rochelle, and Port Chester, based on proximity to New York City and 
level of manufacturing as a percent of all economic activity in the area. Additionally, 
New Rochelle and Port Chester are positioned in a similar location along the 
Interstate 95 corridor.  
 
Data sources used in the analysis include American Communities Survey, County 
Business Patterns, U.S. Economic Census, U.S. Bureau of Labor Statistics Consumer 
Expenditure Survey, CoStar, Village of Mamaroneck industrial area survey, and 
broker interviews.  
 
II. Demographic Findings 
 
There are approximately 30,000 residents and 11,000 households in Mamaroneck. 
The median household income is $147,000 in Mamaroneck, significantly higher than 
the benchmark communities. Residents of Mamaroneck are also more highly 
educated than the benchmark communities. Over 50% of residents have earned a 
bachelor’s degree or higher. 
 
III. Labor and Business Analysis 
 
There are approximately 6,800 individuals employed in Mamaroneck. The leading 
sectors are health care and social assistance, education, retail, and public 
administration. In the aggregate these sectors comprise approximately 40% of all 
jobs in Mamaroneck. These industries are also leading sectors in the benchmark 
communities. However, the benchmark communities are more heavily reliant on 
these sectors, with 50 – 60% of jobs falling into these employment categories. 
 
  

Kathryn Lyon� 5/8/2015 12:40 PM
Formatted: Footer distance from edge: 
0.7"
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New Rochelle

Port Chester

Hunts Point

Flushing
Sunnyside

Newtown Creek

MAMARONECK
INDUSTRIAL 
AREA

Yonkers

Elmsford

Ardsley

White Plains

ECONOMIC - STRONG REGIONAL LOCATIONPresentation to the Village Board of Trustees
Competitive Development Sites
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Implementation

Tracking
	
  

Number

Topic
Interven

tion	
  [Ac
tion]

Recomm
ended	
  

Mechanism
	
  for	
  

Implem
entation

Potentia
l	
  

Partners
hips

Sector

[Municipal
,	
  

Comme
rcial,	
  

Residen
tial,	
  or	
  

Multiple]

Opportu
nity	
  for	
  

Private	
  
Sector,	
  

Individu
al	
  or	
  

Volunte
er	
  Initia

tive	
  

(Y/N)

Precede
nt	
  Exam

ple	
  (s)

Location
	
  (s)

Recomm
ended	
  

Timefra
me	
  for	
  I

nitial	
  

Action

Progress
	
  Trackin

g

Social	
  001
Street	
  Markets

Establish	
  a	
  program	
  that	
  is	
  centered	
  on	
  a	
  series	
  of	
  re-­‐occurring	
  district	
  

based	
  events	
  with	
  the	
  aim	
  of	
  attracting	
  people	
  to	
  the	
  district	
  after	
  hours,	
  

on	
  weekends,	
  and	
  on	
  holidays.	
  	
  Ideally,	
  participating	
  businesses	
  either	
  be	
  

based	
  within	
  the	
  district	
  or	
  have	
  some	
  tangible	
  relationship	
  to	
  the	
  

Mamaroneck	
  in	
  order	
  to	
  also	
  boost	
  local	
  business.	
  	
  For	
  example,	
  these	
  

fairs	
  can	
  be	
  weekend	
  food	
  truck	
  rallies,	
  holiday	
  markets,	
  or	
  locally	
  

product	
  markets	
  –	
  all	
  of	
  which	
  celebrate	
  the	
  local	
  maker	
  economy.	
  

Program	
  -­‐	
  Event	
  Based 	
  Chamber	
  of	
  Commerce Multiple
Yes

� Holiday	
  Market,	
  Union	
  Square,	
  NY,	
  NY	
  �     	
  

� Food	
  Truck	
  Market,	
  Troy,	
  NY	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
	
  	
  	
  	
     

  Varies	
  depending	
  on	
  event,	
  possible	
  locations	
  

are:	
  west	
  side	
  of	
  Hoyt	
  Street	
  for	
  Food	
  Trucks	
  on	
  

weekends,	
  and	
  Railroad	
  Way	
  and	
  Ogden	
  for	
  

special	
  markets.	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
	
  	
     

  

Short	
  Term
Not	
  Initiated

Social	
  002
Branding	
  /	
  

Wayfinding

Create	
  and	
  implement	
  a	
  Industrial	
  District	
  branding	
  program,	
  which	
  

includes	
  promotional	
  material,	
  district	
  markers	
  (such	
  as	
  banners	
  or	
  signs),	
  

website,	
  and	
  "Made	
  in	
  Mamaroneck"	
  logo.	
  In	
  particular,	
  key	
  nodes	
  of	
  the	
  

district	
  need	
  to	
  marked,	
  such	
  as	
  the	
  entry	
  points	
  into	
  the	
  IAC	
  on	
  

Fenimore	
  Street,	
  which	
  would	
  let	
  visitors	
  know	
  that	
  they	
  are	
  passing	
  

through	
  a	
  special	
  place.

Program	
  -­‐	
  Promotional 	
  Chamber	
  of	
  Commerce Commercial
Yes

Toronto's	
  Distillery	
  District	
  Website	
  -­‐

www.thedistillerydistrict.com	
  	
  	
  	
  	
  	
  	
  	
  	
  	
   
   

 

Throughout	
  district	
  (banners	
  and	
  signs),	
  online,	
  

and	
  in	
  print-­‐

Intermediate	
  Term
Not	
  Initiated

Social	
  003
History

Celebrate	
  the	
  district’s	
  rich	
  industrial	
  past	
  with	
  an	
  educational	
  outreach	
  

program	
  for	
  businesses,	
  residents,	
  and	
  students,	
  which	
  includes	
  the	
  

creation	
  of	
  a	
  urban	
  trail	
  that	
  links	
  key	
  historical	
  sites	
  to	
  key	
  businesses,	
  

civic	
  nodes,	
  and	
  established	
  pedestrian	
  trails.

Program	
  -­‐	
  Educational Historical	
  Society
Multiple

Yes

� Historic	
  Augusta	
  Canal	
  and	
  Industrial	
  District,	
  

Augusta,	
  GA-­‐	
  

www.nps.gov/nr/travel/Augusta/augustacanalin

dustrialdirstrict.html	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
	
  	
  	
  	
  	
  	
  

� Urban	
  Trail,	
  Indianapolis,	
  IN

Throughout	
  district	
  (trail	
  and	
  markers)	
  
Intermediate	
  Term

Not	
  Initiated

Social	
  004
Public	
  Art

In	
  conjunction	
  with	
  branding	
  efforts	
  (Social	
  002)	
  create	
  a	
  public	
  art	
  

program	
  for	
  the	
  industrial	
  district.	
  The	
  program	
  should	
  be	
  a	
  curated	
  

effort	
  to	
  place	
  public	
  art	
  through	
  out	
  the	
  district	
  as	
  a	
  means	
  to	
  highlight	
  

Mamaroneck's	
  creative	
  community.

Program	
  -­‐	
  Arts
Local	
  Arts	
  Groups

Commercial
Yes

Public	
  Arts	
  Program	
  for	
  NYC'	
  Garment	
  District	
  -­‐

garmentdistrictnyc.com/about/programs/touris

m-­‐and-­‐promotion/

Throughout	
  district	
  

Short	
  Term
Not	
  Initiated

Social	
  005
Quality	
  of	
  Life	
  -­‐	
  

Parking

Calibrate	
  the	
  all	
  the	
  street	
  parking	
  regulations	
  within	
  the	
  district	
  to	
  align	
  

with	
  new	
  and	
  expanded	
  uses	
  and	
  different	
  hours	
  of	
  each	
  major	
  use	
  

group.	
  (I.E.	
  on	
  some	
  street	
  there	
  needs	
  to	
  be	
  curbside	
  loading	
  regulations	
  

during	
  business	
  hours	
  and	
  general	
  street	
  parking	
  after-­‐hours	
  and	
  on	
  

weekends).	
  	
  	
  

Regulation

Multiple
No

~

Throughout	
  district	
  

Short	
  Term
Not	
  Initiated

Social	
  006
Pocket	
  Parks

Create	
  a	
  series	
  of	
  pocket	
  parks,	
  also	
  known	
  as	
  minipark	
  or	
  vest-­‐pocket	
  

park,	
  	
  within	
  the	
  streetscape	
  of	
  the	
  industrial	
  district.	
  These	
  new	
  parks	
  

are	
  to	
  provide	
  easily	
  accessible	
  areas	
  within	
  the	
  district	
  	
  for	
  small	
  events,	
  	
  

relaxing	
  or	
  meeting	
  friends,	
  taking	
  lunch	
  break,	
  and	
  etc.

Plan	
  

Multiple
Yes

Dumbo	
  Pocket	
  Park,	
  Brooklyn,	
  NY	
  

www.streetsblog.org/2007/08/10/city-­‐launches-­‐

public-­‐plaza-­‐initiative-­‐at-­‐Dumbo-­‐pocket-­‐park/

Throughout	
  district	
  -­‐	
  possible	
  locations	
  include:	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
	
  	
  	
  

dead	
  end	
  streets;	
  	
  vacant	
  lots,	
  parking	
  spaces	
  /	
  

lots,	
  and	
  	
  other	
  under	
  utilized	
  spaces	
  within	
  the	
  

district.	
  	
  	
  	
  

Intermediate	
  Term
Not	
  Initiated

Social	
  007
Special	
  Events

Hold	
  special	
  events	
  within	
  the	
  district,	
  such	
  as	
  a	
  movie	
  night	
  or	
  street	
  fair,	
  

as	
  a	
  means	
  to	
  attract	
  people	
  to	
  the	
  district.

Program	
  -­‐	
  Event	
  Based

Municipal
Yes

Family	
  Move	
  Night,	
  Anderson,	
  SC
Throughout	
  district	
  

Short	
  Term
Not	
  Initiated

Addition
al	
  Inform

ation

Tracking

Goal:	
  To
	
  strengt

hen	
  and
	
  grow	
  th

e	
  social	
  
and	
  cult

ural	
  cap
ital	
  with

in	
  the	
  In
dustrial	
  

District.

SOCIAL	
  
/	
  CULTU

RAL	
  SYS
TEMS	
  

Descript
ion

Partners
hips

INTERVENTIONSPresentation to the Village Board of Trustees
Implementation Matrix

40 STRATEGIES
IN 4 GROUPS

ECONOMIC SYSTEMS 
Goal: To strengthen and grow 
the economic capital.

PHYSICAL SYSTEMS 
Goal: To strengthen and grow 
the built resources (man-made 
assets).

SOCIAL/ CULTURAL SYSTEMS 
Goal: To strengthen and grow 
the social and cultural capital.

NATURAL SYSTEMS 
Goal: To strengthen and grow 
the natural capital.
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GATEWAYS (SOCIAL 002) Presentation to the Village Board of Trustees
Concept Plan
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OPEN SPACE BUFFER (NATURAL 001A & B) Presentation to the Village Board of Trustees
Concept Plan
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AUTO RELATED 
SERVICING

LIGHT
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HEALTHY MIX OF USES (PHYSICAL 001A) Presentation to the Village Board of Trustees
Concept Plan
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Precedent - Cultural trail in Indianapolis, 
Indiana, which was voted best urban trail of 
2014

Precedent - Stormwater management system, 
Vancouver, BC, Canada

Precedent - Cykelslagen in Copenhagen, 
Denmark, which connects major nodes in the 
city.

Precedent - Industrial district pocket park, 
DUMBO neighborhood NYC.

VILLAGE OF MAMARONECK, NEW YORK: REAL ESTATE MARKET ANALYSIS AND REDEVELOPMENT PLAN FOR THE INDUSTRIAL AREA

INTERVENTION PRECEDENTS

Create Places of Respite: Pocket Parks 

SOCIAL 006

Strengthens Connections: Create A Direct Link to the Metro-North Station

PHYSICAL 009

Infrastructure Improvements: Stormwater Management - Retention /Detention Systems

NATURE 005

Better Connections:  Link District to Existing Pedestrian and Bike Network and Create New Paths

NATURE 001C

Precedent - Pop-up park, Philadelphia, PA

Precedent - Bike Lane Network, Long Beach, 
CA

Precedent - BP Bridge, Chicago, IL

RESILIENCY (NATURAL 002 & 003) Presentation to the Village Board of Trustees
Concept Plan
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Presentation to the Village Board of Trustees
Key Concepts
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Presentation to the Village Board of Trustees
Key Concepts
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Thank you

WAVERLY AVENUE
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