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MISSION STATEMENT 

A non-profit organization, SPI's mission is to provide a 

Westchester community-based solution that will restore the 

historical and environmental integrity of Playland Park and 

propose a plan for its EVOLUTION into a SUSTAINABLE PARK 

that is fully in the public domain with increased open green 

spaces and access to the shoreline. To include: 

 Amusement Park Components 

 Educational Offerings 

 Recreational and Leisure Activities 

 Arts and Cultural Programs 
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NOTICE 
PROPRIETARY INFORMATION 
 
The data on pages II-15 through II-18, II-26, and 
III-1 through III-13 of this proposal identified by 
an asterisk (*) contains technical or financial in-
formation constituting trade secrets or infor-
mation the disclosure of which would result in 
substantial injury to the respondent’s competi-
tive position.  
 
The respondent requests that such information 
be used only for the evaluation of the proposal, 
but understands that any disclosure will be lim-
ited to the extent that the County considers 
proper under the law. If the County enters into 
an agreement with this respondent, the County 
shall have the right to use or disclose such infor-
mation as provided in the agreement, unless 
otherwise obligated by law.”  
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I. VISION STATEMENT 

“I want a new Playland that reflects 

the past, enlivens our present, and 

speaks well of our future.”  - Former 

County Executive Andrew P. O’Rourke, 

1984 Memo to the County Board of 

Legislators 

I - 

I. VISION STATEMENT 

Putting the “play” back in Playland 
 
Our proposal seeks to restore Playland to its for-
mer glory and leverage its unique site as an unpar-
alleled asset for the people of Westchester County.  
The 1925 report that recommended the creation of 
Playland aimed to achieve “the transformation of 
Rye Beach and Manursing Island into an unequalled 
seaside public park to provide clean, wholesome 
recreation for the people of Westchester Coun-
ty” (Report of the Westchester County Park Com-
mission, April 30, 1925, pg. 25).  As former County 
Executive Andrew J. Spano has said, “The founders 
(of Playland) knew they were not creating an 
amusement park, they wanted a park with amuse-
ments in it.”  And yet, Playland has become precise-
ly the opposite: its brand and core function is that of 
an amusement park, and not of the premiere public 
beach in the County, not of a place of democratic 
congregation for County residents, not of a place to 
enjoy a leisurely family meal, and not of a place to 
indulge in the nature of the Edith G. Read Wildlife 
Sanctuary.  The SPI Plan, at its core, is focused on 
precisely what the founders planned – a transfor-
mation into a seaside public park to provide clean, 
wholesome recreation for the people – and on best 
practice models for 21st Century park management 
and operations that will make Playland sustainable 
environmentally and financially for the current and 
future residents of Westchester County and be-
yond. 
 
Playland Park will be a place for everyone.  By re-
turning the public park elements to Playland, aug-
menting the number and diversity of uses, and elim-
inating the entrance fee, Playland will once again be 
a public park for everyone – not only families and 
teenagers who enjoy the amusements, but also sen-
ior citizens who want to enjoy a waterfront park, 
young couples looking to stroll on the boardwalk or 
row in the lake, multi-generational families from 
around the County who come to spend the day at 
Playland Park.  The SPI Plan seeks maximal inclusivi-
ty – not only to help create a vibrant public park, 

 and strengthen community ties, but also to maximize 
Playland’s revenue potential. 
 
The Park will be transformed from a seasonal desti-
nation to a year-round value enterprise.  Northeast 
winters are not well suited to amusement parks.  The 
SPI Plan complements this seasonal use with a year-
round destination that includes destination indoor 
sports facilities, waterfront restaurants and event 
facilities opportunities, and winter activities in the 
parklands.  These uses will help ensure Playland Park 
is a wonderful place on warm summer days and chilly 
winter days alike, attracting people 12-months each 
year to both activate the park and generate revenue 
to support its operations and maintenance. 
 
By diversifying Playland’s program and providing 
more public amenities, the SPI Plan makes the most 
of the site in terms of both civic use and revenue 
potential: 
 
 Approximately 10 acres of newly-built “Great 

Lawn” / open space will reconnect the site to the 
Long Island Sound and Manursing Lake. 

 
 9.5 acres if  new multi-purpose athletic fields will 

help activate this parkland and fill a significant 
gap in the supply of athletic venues for the Coun-
ty and beyond. 

 
 A restored Ice Casino building (partially convert-

ed into a multi-use facility), will leverage this ex-
isting revenue source while maximizing the value 
of its prominent location on the Sound and es-
tablishing a new year-round use while retaining 
the ice rink and the kiddy rink on Level 1.  A full-
service catering company will provide an oppor-
tunity to leverage the site for events and confer-
ences that can offer a significant net new reve-
nue stream to the county. 

 
 A new 72,000 SF field house will further expand 

Playland as a destination for athletics, tapping 
into excess demand in the region and also help-
ing establish year-round activity at Playland Park. 

 
 A revamped Amusement Zone, complete with 

 modern updates to Kiddyland and restored his-
toric rides, will continue Playland’s amusement 
legacy and optimize the revenues from this pro-
gram element that will now be only part of a 
wide range of revenue sources. 

 
 The beach area will be maintained, enhanced by 

its new setting within a multi-function public 
park – as opposed to just an amusement park. 

 
 The Westchester County Children’s Museum, 

which is being advanced separately from the SPI 
proposal, will complement SPI’s proposed vi-
sion, creating a year-round destination for fami-
lies – targeted users who will have the oppor-
tunity not only to go to the Museum, but also to 
spend the entire day at Playland, dining at a wa-
terfront restaurant, playing in a waterfront park,  
amusement zone, or ballfields, and attending 
public events. 

 
 Restaurants and cafés will be added to the 

Fountain Plaza Zone and Bathhouse Terrace to 
enliven the spaces and diversify the revenues at 
the park. 

 
 Water based activities, including kayak rentals 

and boat moorings, will be added to the existing 
paddlewheel boat and pedal boat concessions. 

 
 Playland’s expansive field of parking will be right

-sized for this new, year-round destination, and 
will continue to provide a sustainable stream of 
revenue for the Park. 

 
Ultimately, this diversity of program elements will 
ensure that Playland will not only be a public park 
suitable to the enjoyment of all, but also a financial-
ly sustainable business model that draws on proven 
revenue sources, program elements with demon-
strated demand in the County, and year-round use. 
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I. VISION STATEMENT 

“The County has both a fiduciary and 

a stewardship responsibility to protect 

Playland as a public asset and a Coun-

ty park.” - from the 2006 Playland 

Master Plan 

I - 

A SUSTAINABLE PARK  
STEWARDSHIP STRUCTURE 
Long-term financial flexibility and sustainable stew-
ardship of Playland Park at a high standard of quali-
ty and care are the foundation of Sustainable Play-
land Inc.’s proposed management structure for 
Playland Park.  We propose a model that leverages 
the resources and expertise of private sector devel-
opers and asset managers, a model built on the suc-
cess of not-for-profit park stewards reinventing and 
managing large-scale public parks over the last 
three decades, a model that will ensure that the 
public’s interest always comes first at Playland Park. 
SPI proposes to enter into a long-term management 
contract with Westchester County to serve as stew-
ard of Playland’s reinvention and ongoing opera-
tions.  Sustainable Playland Inc. incorporated as a 
New York State not-for-profit on November 24, 
2010 and has an application pending before the In-
ternal Revenue Service to be granted 501(c)3 tax-
exempt status under the Internal Revenue Code 
(which is expected to be granted shortly) and led by 
a board of concerned County residents and business 
leaders, will have three core responsibilities: 
 
 SPI will establish and maintain standards of 

excellence in design and operations.  Playland 
is not only a public park, but it is also a business 
– a real estate development and management 
project that requires long-term financial and 
operational sustainability.  As such, one of the 
core factors of its success will be a standard of 
excellence in design and operations.   
 
Playland Park was once a place of high quality 
architecture, marvelous gardens, and pristine 
beaches and leisure grounds.  Over the years, 
this high standard of design and care was lost – 
there was insufficient capital maintenance in 
historic structures and a desire to expand the 
amusement zone left little regard for its impact 
on either the Park’s period aesthetics or envi-
ronmental responsibility.  Playland will only 
work – and will only be sustainable – as a busi-
ness and a well-maintained public park if we 

 reestablish the standard of excellence in design 
and operations that was at its core from the be-
ginning.   
 
As the board responsible for this standard, SPI is 
committed to ensuring all future tenants of Play-
land Park offer the highest quality of services and 
amenities to the public – from the quality and 
health of the food to the quality of active recrea-
tion and amusement services to the quality of 
care in Playland’s physical plant.  We are also 
committed to ensuring that the public realm of 
Playland – its beaches, gardens, ballfields, and 
promenades – are both designed and maintained 
at this level of quality.  All operational contracts 
and leases in Playland Park will have these guide-
lines for care deeply embedded, legally binding 
all the Park’s management company and tenants 
to this standard of excellence.  SPI will also re-
serve the right to approve any and all designs of 
new facilities, rides, and infrastructure at Play-
land Park to ensure our vision for consistency of 
quality is maintained over the long-term. 

 
2. SPI will select Playland’s tenants and private 

management company.  SPI’s Board of Directors 
will identify, select, and negotiate terms with all 
Playland tenants and contractors.  First, upon 
conditional designation by the County as the pre-
ferred developer/steward of Playland Park, SPI 
will structure and negotiate deals with all major 
Playland tenants – from the amusement park 
operator, to the fieldhouse developer, to the ca-
tering provider.  This structure will allow SPI, 
whose board will include County representation, 
to ensure the quality of all businesses within 
Playland – both in terms of the services they pro-
vide the public and their organizational strength. 
 
While SPI is structuring these tenant and con-
tractor deals, the Board will also solicit proposals 
from asset management companies to manage 
the overall park.  The practice of engaging pri-
vate contractors to provide park maintenance 
and tenant services is well established.  In Millen-
nium Park, the Chicago Department of Cultural 
Affairs – the government agency responsible for 

 the park – contracts with a private asset man-
agement company, MB Real Estate, to provide 
all property management services.  MB oversees 
the park’s grounds maintenance, security, ten-
ant services, and structural maintenance.  The 
model at Bryant Park is comparable, where the 
Bryant Park Corporation also takes on the re-
sponsibility of programming for the park.  These 
are but two examples of parks whose govern-
ment leadership has leveraged the resources 
and the expertise of the private sector to man-
age public parks most efficiently.  It is a model 
that works particularly well for parks like Play-
land where there are significant private business 
interests in the park.  As the organization re-
sponsible to the County for Playland’s sustaina-
bility, SPI will select and negotiate an operating 
contract with a private asset management com-
pany to operate the park under specific guide-
lines set to ensure operational quality. 
 
The private asset management company will be 
paid a base management fee for providing its 
services.  The company will report to the SPI 
Board of Directors and will have five core re-
sponsibilities: 

 
 Routine operations and maintenance – the 

company will be required to provide all routine 
operations and maintenance for the asset, in-
cluding grounds maintenance and sanitation. 

 
 Security – the company will provide private se-

curity guards for the park to ensure its safety 
throughout the year. 

 
 Marketing and public relations – although most 

of the marketing for Playland Park will come 
from individual tenants and operators, SPI’s se-
lected asset management company will be re-
sponsible for maintaining and promoting Play-
land’s brand as a signature public park.   

 
 Events and sponsorships – the asset manage-

ment company will be required to produce, co-
ordinate, and promote a minimum number of 
public events in the Park each year.  These 
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I. VISION STATEMENT 

I - 

events will be aimed at serving a diverse audi-
ence and bringing tens of thousands of people 
to Playland each year who would not otherwise 
come.  The company will also be responsible for 
securing sponsorships related to these events 
and the park’s physical assets to ensure a sus-
tainable financial model for all park program-
ming and to provide an additional source of rev-
enue for park operations. 

 
 Tenant relations – Although SPI will select all 

Playland tenants and contractors, negotiating 
lease terms directly, the asset management 
company will be responsible for providing all 
tenant services on behalf of SPI.  The company 
will manage any disputes that may arise be-
tween tenants and ensure that provisions for 
quality of care and services embedded in leases 
and contracts are maintained. 

 
3. SPI will raise philanthropic funds for Playland 

and access government grants and low-cost 
financing, as necessary.  A major advantage of a 
not-for-profit stewardship structure for Playland 
with 501(c)3 status is its ability to raise funds 
from the philanthropic community.  This model 
has proven increasingly successful in New York 
and parks around the country.  Over the past 30 
years, the Central Park Conservancy has raised 
nearly $400 million for the park’s redevelop-
ment and operations.  The Friends of the High 
Line have raised more than $50 million for that 
park.  Although the pool of potential donors in 
the County is smaller, personal and corporate 
wealth is not.  SPI is confident that millions of 
dollars in philanthropic funds can be raised in 
the next few years for Playland if the SPI vision 
is implemented, with tens of millions in dona-
tions likely to come thereafter. 
 
However, philanthropic funds will not be the 
only donations and financial resources that SPI 
will seek from non-tenant sources.  There are 
dozens of government grant and incentive op-
portunities at the local, State, and Federal levels 
that will be available on both competitive and 
discretionary bases for SPI to access.  From the 

 New York State Energy Research and Develop-
ment Authority, to the U.S. Department of Hous-
ing and Urban Development, SPI’s Board will 
seek grants and incentives to support the devel-
opment and operations of Playland Park.  We are 
confident that several projects will qualify for 
existing incentive programs – including, for ex-
ample, energy efficiency retrofits in the Ice Casi-
no – and we will continue to seek grant and in-
centive opportunities from all levels of govern-
ment.  Moreover, should best-in-class operators 
or tenants of Playland’s facilities desire to access 
low-cost, tax-exempt financing, they may be able 
to do so through SPI’s not-for-profit status.  
While these government sources are not neces-
sary for the viability of SPI’s proposed develop-
ment, they are an additional resource that can 
be made available to increase opportunities for 
public programming and signature public park 
design features. 

 
This proposed organizational and stewardship model 
is proven, viable, and effective.  It leverages the ad-
vantages of not-for-profit status at the top, and pri-
vate sector management on the ground.  It can en-
sure that the public interest always comes first at 
Playland, and that the County can rely upon the fact 
that this disposition of rights to Playland’s develop-
ment and operations will be its last; this is not a 
structure that will default on its responsibilities or 
renege on its promises.  Nonetheless, the only way it 
will be proven to work at Playland – proven to be 
able to develop the revenue sources that will sustain 
Playland’s development and operations – is if Sus-
tainable Playland Inc. is designated as the preferred 
developer and steward for Playland, and can begin to 
solicit proposals from and negotiate deals with pro-
spective tenants and operators. 

PROPOSED ORGANIZATIONAL CHART 
FOR A OUBLIC-PRIVATE PARTNERSHIP 
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VISION PLAN  
CONCEPT DIAGRAM 

A 
s SPI considered new parkland uses for the 
site, it carefully chose ones that would fit 
into the existing historic park’s landscape 
and buildings, respecting the neighbors 

and taking advantage of the incredible shoreline lo-
cation.  To that end SPI has reconceived the park 
into the following zones: 
 
1. Entry Zone – Landscaped Sculpture Garden (with 

recommended Parkway Enhancements) 
2. Amusement Zone – Kiddyland, Historic Rides, 

New Rides, Arcade Games, Food, etc. 
3. Arts / Education Zone – Westchester Children’s 

Museum and Arts / Education Component 
4. Beach Zone—Beach, Water Deck, Cafés 
5. Fountain Plaza Zone – Ice Rinks, Restaurants / 

Seasonal Cafes / Outdoor Dining, Events, etc. 
6. Great Lawn Zone – Great Lawn along the Sound 

and the Promenade 
7. Shore Zone – Beach, Pool / Water-deck, Moor-

ings, Sailboat / Kayak Rental, and Boathouse 
8. Field Zone – Athletic Fields, Fitness Paths 

II - 

VISION PLAN CONCEPT DIAGRAM 

II. VISION PLAN 
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PLAYLAND: 
YESTERYEAR VERSUS TODAY 

A 
 review of the existing Playland Amuse-
ment Park compared to when it was origi-
nally constructed reveals the following 
alarming trends: 

 
A. The diversity and mix of uses has been reduced 

since the original opening of the park, resulting 
in a very narrow income stream.  When Playland 
first opened had restaurants and café dining on 
the fountain plaza and pool terrace, a Japanese 
Tea House, a playground, a schooner, a replica of 
Noah’s Ark, a worthy miniature golf course, and 
a roller rink, among other attractions.  

 
B. The physical condition of the park is deterio-

rating at a fairly rapid rate due to the age of the 
buildings and other structures, accelerated by 
the harsh sound shore environment.    The cur-
rent state of repair and deferred maintenance 
threaten the National Historic Landmark struc-
tures.  The lack of maintenance of seemingly 
minor elements – like replacing the glass in an 
exterior light fixture – is causing water intrusion 
and degradation of the exterior of structures 
throughout the park. 

 
C. Playland occupies over 10% of the County’s pub-

lic shoreline on the Long Island Sound, however 
in its current state ignores its fragility and unique 
qualities of this environmentally sensitive area.  

 
D. Many of the changes over time instituted at 

Playland would not have been allowed if this 
property had undergone the same environmen-
tal and State Historic Preservation Office review 
and approval processes with which the private 
sector must comply.  

 

E. Existing lease agreements are not enforced 
leading to encroachments / lack of caring by 
the vendors which degrade the public expe-
rience of the park.   

 

Japanese Tea House Terrace Dining 

Poolside Dining 

Playground 

Playground 

Yesteryear 

“Playland Park is unique with respect 

to its waterfront setting, structures 

and overall ambiance.  Aside from 

their historic and architectural signifi-

cance, the structures, landscape and 

general site organization create a 

magical themed environment not un-

like that of the World’s Columbia Ex-

position” - from the 2006 Playland 

Master Plan 

II. VISION PLAN 

II - 
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Flume ride dominating over nature 
Transfer Station 

dumpsters located at 

entrance to Edith Read 

Sanctuary 

Today 

Building deterioration due to lack of maintenance 

“New buildings and structures should 

respect the historic fabric of the Park 

yet be clearly recognizable as contem-

porary.  These new structures should 

be situated to maintain the original 

layout of the park.” - from the 2006 

Playland Master Plan  

II - 

II. VISION PLAN 

Blocked Midway View to Sound 

Current Colonnade Fascia Treatment 
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II. PROJECT DESCRIPTION 

S 
ustainable Playland, Inc. is proposing a Vi-
sion Plan to achieve SPI’s goal to return the 
park to be more like it was originally – a mul-
ti-faceted jewel of the Westchester County 

Parks System!  It is important to note Playland’s orig-
inal vision “for the transformation of Rye Beach and 
Manursing Island into an unequalled seaside public 
park to provide clean, wholesome recreation for the 
people of Westchester County” (noted in the Report 
of the Westchester County Park Commission, April 
30, 1925, pg. 25).  The Vision Plan is SPI’s strategy to 
bring together the best of the past, the present and 
the future for the benefit of Westchester County 
residents.  A look back provided some insights into 
what the Vision Plan should entail. 
 
Amusements are very much a part of Playland in Sus-
tainable Playland’s Vision Plan! Based on historic 
documentation review, market research and exten-
sive community outreach, SPI developed and refined 
a list of the uses that we believe serve the widest 
County constituency.  In doing so, SPI looked at the 
existing programmatic uses at Playland and com-
pared them to those at Central Park – and the uses 
envisioned at the Sustainable Playland of the future.  
As highlighted in the comparison chart, it is inter-
esting to note that Sustainable Playland has all of the 
uses of the original Playland, plus all of the uses of 
Central Park – except the horse drawn carriages and 
zoo.   

“The founders knew they were not 

creating an amusement park, they 

wanted a park with amusements in 

it.” – Former County Executive Andrew 

J. Spano, 2008, in the Foreword of Im-

ages of America - Playland, by Kathyrn 

W. Burke. 

II - 

  DESIGN ELEMENTS 
TODAY’S 

PLAYLAND 
CENTRAL 

PARK 
SUSTAINABLE 

PLAYLAND 

  Nature Sanctuary ✓ ✓ ✓ 

  Lake ✓ ✓ ✓ 

  Ice Skating Rink ✓ ✓ ✓ 

  Carousel ✓ ✓ ✓ 

  Boathouse ✓ ✓ ✓ 

  Historic Structures ✓ ✓ ✓ 

  Fountain ✓ ✓ ✓ 

  Restaurants / Cafes / Food ✓ ✓ ✓ 

  Outdoor Stage ✓ ✓ ✓ 

  Pool / Water Deck P P WD 

  Pedal Boats ✓ ✓ ✓ 

  “Great Lawn”  ✓ ✓ 

  Sculpture Garden  ✓ ✓ 

  Sports Fields  ✓ ✓ 

  Bike Paths  ✓ ✓ 

  Fitness Trails  ✓ ✓ 

  Museum  ✓ ✓ 

  Playground  ✓ ✓ 

  Kiddy Rides ✓  ✓ 

  Historic Rides ✓  ✓ 

  Arcade Games ✓  ✓ 

  Boardwalk ✓  ✓ 

  Promenade ✓  ✓ 

  Beach / Shoreline Access ✓  ✓ 

  Parking ✓  ✓ 

  Paddlewheel Boat Ride ✓  ✓ 

  Sailing / Kayaking / Etc   ✓ 

  Tennis / Handball  ✓  

  Zoo  ✓  

 

  DESIGN ELEMENTS 
TODAY’S 

PLAYLAND 
CENTRAL 

PARK 
SUSTAINABLE 

PLAYLAND 

  Nature Sanctuary ✓ ✓ ✓ 

  Lake ✓ ✓ ✓ 

  Ice Skating Rink ✓ ✓ ✓ 

  Carousel ✓ ✓ ✓ 

  Boathouse ✓ ✓ ✓ 

  Historic Structures ✓ ✓ ✓ 

  Fountain ✓ ✓ ✓ 

  Restaurants / Cafes / Food ✓ ✓ ✓ 

  Outdoor Stage ✓ ✓ ✓ 

  Pool / Water Deck P P WD 

  Pedal Boats ✓ ✓ ✓ 

  “Great Lawn”  ✓ ✓ 

  Sculpture Garden  ✓ ✓ 

  Sports Fields  ✓ ✓ 

  Bike Paths  ✓ ✓ 

  Fitness Trails  ✓ ✓ 

  Museum  ✓ ✓ 

  Playground  ✓ ✓ 

  Kiddy Rides ✓  ✓ 

  Historic Rides ✓  ✓ 

  Arcade Games ✓  ✓ 

  Boardwalk ✓  ✓ 

  Promenade ✓  ✓ 

  Beach / Shoreline Access ✓  ✓ 

  Parking ✓  ✓ 

  Paddlewheel Boat Ride ✓  ✓ 

  Sailing / Kayaking / Etc   ✓ 

  Tennis / Handball  ✓  

  Zoo  ✓  

 

II. VISION PLAN 
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VISION PLAN 

II. VISION PLAN 

SPI VISION PLAN 
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VISION PLAN ZONES: 
ENTRY ZONE 

T 
he impact of the re-envisioned Playland Park 
will be evident upon coming in through the 
main entrance.  It will set the stage for the 
transformative feeling of being at a special 

place. With a lush garden area and a sculpture garden 
to bring the space alive, the somewhat barren-feeling 
reminiscent of the “Model-T era” will be transformed.  
The SPI vision is to make the entrance, welcoming, 
interesting and exciting! 
  
Partnering with ArtsWestchester, MOMA or other 
arts organizations, SPI intends to infuse the landscape 
areas to the north and south of the main entry with 
plantings and outstanding sculpture pieces to signal 
to the visitor that they are entering someplace won-
derful.  As noted in “A Super-Park in the Making” in 
1928: “There will be no barren holes in Playland.  Eve-
ry nook will be planted to soften the lines of the 
buildings, freshen the ground area, and form 
grooves . . . between the buildings.  Hedges, lawns, 
flowers, and trees will form a most important part of 
the beauty of Playland.” 
  
In fact, even before entering the park proper, SPI pro-
poses to work with Westchester County to improve 
the right-of-way along the Playland Parkway.  A num-
ber of encroachments have been made and the land-
scape quality of this part of the historic parkway sys-
tem has been compromised.  Cars and boats / trailers 
are often illegally parked in the right of way, on Coun-
ty property, between Milton Road and Forest Avenue, 
detracting from the experience of arriving at one of 
the most significant open spaces in the County.  
  
It should be noted that SPI’s Vision Plan based on 
market research of the proposed uses has provided 
appropriate and right-sized parking. SPI proposes to 
work with the County and the City of Rye to make 
improvements to ameliorate the impacts of traffic 
caused by Playland Parkway’s intersection with the 
local roads – especially on peak / holiday weekends.  

Encroachment from adjoining  properties 

II - 

II. VISION PLAN 
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VISION PLAN ZONES: 
AMUSEMENT ZONE 

T 
he vision for the Amusement Zone is that of 
fun family entertainment focused on fami-
lies - children, parents and grandparents in 
all combinations - in a wonderfilled and in-

viting setting. Amusements as well as all of the his-
toric rides listed in the National Landmark Designa-
tion Report are very much a part of Playland in the 
Sustainable Playland Vision Plan!   
 
Playland was originally designed as a park with 
amusements in it.  SPI proposes to make the best 
family-friendly amusement zone possible out of the 
Kiddyland and Dragon Coaster quadrants – replacing 
non-historic / low-quality rides and attractions with a 
mix of rides that will re-establish a high quality at-
mosphere to this portion of the overall park experi-
ence. 
 
The two quadrants proposed as the “Amusement 
Zone” are the Kiddyland and Dragon Coaster areas 
along the existing Main Parking Lot. All of the histor-
ic rides are contained within these two quadrants, 
except for the Grand Carousel.  (The two other quad-
rants which currently contain rides will be converted 
into the Great Lawn Zone, except that the Grand 
Carousel shall remain in its current location, as a 
jewel on the Great Lawn.) 
  
An enhanced and whimsical Kiddyland consistent 
with its original design, improved food offerings, and 
arcade games will restore the original Playland 
brand. 

HISTORIC RIDES 
 
1. Amusement Zone (South) – Kiddyland Quadrant 

A. The Kiddy Coaster 
B. The Kiddy Carousel 
C. The Derby Racer 

2. Amusement Zone (North) - Dragon Coaster Quadrant 
A. The Dragon Coaster – undoubtedly the most 

iconic ride! 
B. The Whip 
C. Ye Old Mill 

3. Great Lawn Zone 
A. The Grand Carousel 

The Kiddy Coaster 

The Kiddy Carousel 

The Dragon Coaster 

The Derby Racer 

II - 

II. VISION PLAN 
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VISION PLAN ZONES: 
ARTS / EDUCATION ZONE 

C 
omprised of the two original bathhouses, 
SPI’s vision plan is to take advantage of this 
location for arts / educational purposes. 
The Westchester Children’s Museum is an 

integral part of SPI’s vision as we view it as a syner-
gistic relationship. SPI understands that a lease is 
pending for this popular non-profit but for the pur-
poses of our proposal we assume that they will be 
granted a lease and that for the present they will 
locate their enterprise in the North Bathhouse.  
 
SPI’s has had discussions with the WCM regarding 
the flexibility to locate the museum elsewhere on 
the site, should a higher and better use be found for 
this waterfront site, however we regard the WCM as 
the anchor of the Arts / Education Zone.  
 
Consistent with that notion our proposal suggests 
the inclusion of another arts/education facility in the 
South Bathhouse to provide a clustering of activities 
that compliment each other.  
 

BEACH ZONE 

 
SPI proposes to run the beach operation with more 
amenities – chair and sun umbrella rentals, and 
“beach food”, and beach activities (e.g water slides, 
floats, etc) to enhance the “day on a sound, resort 
feel”.  The locker and service areas would be upgrad-
ed to reinforce this feeling and universal access via 
elevator / ramps would be provided between the 
beach, boardwalk and Bathhouse upper terrace lev-
els. 
 
Given the condition of the existing pool (and the lia-
bility associated with deep water pools) and the sig-
nificant market shift in water-based recreation with 
the advent of active water play decks, SPI proposes a 
dual-purpose re-visioning of the pool area, with it 
becoming: 
 
 A water splash deck by day – say 9am to 5pm – 

II - 
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for lots of “children of all ages” to frolick in a 
fun, safe, water-based activity, and 

 
 A mini “Bellagio” style fountain by night – lit and 

visible from the Entry Zone as people arrive for 
dinner at the Terrace Cafes. 

 
So for those who want a place to cool off during the 
day, but don’t like swimming in the sound, the wa-
ter / spray deck, with shallow water zone would be a 
wonderful new amenity within the Beach Zone. 
 
In addition to the splash deck / fountain on the ex-
isting pool terrace level, SPI envisions a magnificent 
lighted, water feature with weekly shows in the wa-
ters just off the Beach and Fountain Plaza Zones – at 
the intersection of the Promenade axis and the 
Bathhouse Terrace axis.  We believe that this – like 
so many great water features around the world 
could be a real attraction all year round, without the 
noise of fireworks (which we would continue, but 
perhaps on a less frequent basis to make them even 
more special).   We believe that making the enter-
tainment more water-focused is in perfect harmony 
with the original vision of Playland, the mission of 
Sustainable Playland, and Playland’s incredible 
shoreline location. 
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VISION PLAN ZONES: 
FOUNTAIN PLAZA ZONE 

T 
he historic fountain is the central feature in 
the Fountain Plaza Zone, surrounded by icon-
ic Art Deco buildings including the Casino 
Building, the Administration Building, and the 

restored outdoor cafes. 
  
The founders of Playland had intended for the Casino 
Building to be a truly multi-functional space: an ice 
rink, Ballroom, restaurant space and exhibit space 
were just some of the uses for which it had been pur-
posed in the original. With that background, SPI is 
proposing to restore the original multi-functioning to 
the Casino Building. A signature building, it will be 
restored to its original grandeur while the interior will 
be re-purposed.  It will have “ice” and a whole lot 
more!   
 

The concept for the entrance to the building is to take 
maximum advantage of the high ceilings by bringing 
in light and creating a feeling of space. A grand stair-
way leading up to a multi-use event facility will offer 
breath-taking views of Long Island Sound. The main 
ice rink will remain in its present location, while the 
skate rental and the food concession on the first level 
will be re-oriented to the north side of the building. 
 

The food concession attached to the ice rink would be 
accessible to patrons from inside the building but will 
also have an entrance from the Fountain Plaza. 
 

Based on the current interest expressed by restaura-
teurs, SPI’s proposal envisions the Fountain Plaza be-
ing a year-round dining destination with cafes and 
restaurants taking the place of the present-day Burger 
King (originally the Dragon Deli) and Administrative 
Building.  In the summer months the space will come 
alive with seating spilling out onto the Plaza and the 
Fountain in its full glory. 
 

All the buildings surrounding the Fountain Plaza will 
be returned to their original configuration, removing 
the inappropriate, non-historic additions added over 
many years.   

“Recommendation #3:  Restore Foun-

tain Plaza: Restore the Fountain Plaza 

including relocation of the miniature 

golf course.” - from the 2006 Playland 

Master Plan  

II - 
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VISION PLAN ZONES: 
GREAT LAWN ZONE 
One of the unique features of SPI’s proposal is the 
concept of creating a “Great Lawn” on the Sound in 
keeping with the need for open space and a height-
ened awareness of environmental issues and the 
need to foster community spirit.  
 
 Picnic shelters, Playgrounds and Mini-Golf are 

provided for in SPI’s proposal to encourage the 
enjoyment of the outdoors and passive recrea-
tional activities. 

 
 The Grand Carousel will be the jewel of the 

Great Lawn – continuing in its existing location it 
will sit majestically along the Colonnade sur-
rounded by lawn and trees allowing for an un-
fettered view of it by park users and from it of 
Long Island Sound.  

 
 The central Promenade is included in the Great 

Lawn Zone and will be open to the public year 
round providing a new way to circulate through 
and enjoy the surroundings of the park in its en-
tirety. The Colonnades flanking the Promenade 
will be refreshed and rebuilt/extended to the 
North end.  

 
 A stage will allow for seasonal performances, 

with views of the Long Island Sound in the back-
ground. 

 
 The already restored Music Tower marks the end 

of the Promenade and will provide a venue for 
community gatherings and seasonal performanc-
es. 

II - 
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VISION PLAN ZONES: 
SHORE ZONE 

T 
he peninsula between the Great Lawn Zone 
and Edith Read Wildlife Sanctuary is pro-
posed by SPI to serve as an open program 
area, meadow and kayak launch.  The 

meadow in this area is used as a nesting area for the 
Killdear species of bird in the springtime, and should 
continue to do so, under the stewardship of the 
Friends of Edith Read Wildlife Sanctuary.  A wide 
range of recreational / leisure uses can be accommo-
dated in this area, including individual exercise and 
recreation. 
 
SPI would seek grants and other funding to restore 
the Manursing Lake shoreline adjacent to the histor-
ic Boathouse, as the County is doing along the lake 
shoreline approaching Edith Read Sanctuary.  The 
overuse of the area in the recent past has degraded 
the environment and needs to be reversed to en-
hance the overall quality of the experience of the 
lake and encourage the fragile shoreline to be habi-
tat for native species of plants and animals. Instead 
of the use of the lake shore for picnicking, SPI pro-
poses that the terrace of the Boathouse be used for 
clambakes and other group outings. Sustainability 
improvements to the Shore Zone would also include 
revising the heating system for the Boathouse build-
ing to eliminate the “add-on” boiler rooms on each 
end with a new eco-friendly system. 
 
This area has been used for holiday weekend over-
flow parking in the past and may need to serve this 
use on an intermittent, holiday weekend basis in the 
future depending on negotiations with nearby office 
parks for holiday weekend parking. 
 
While SPI would continue the existing pedal boat 
and paddlewheel boat concession, no intensification 
of the use of the lake is envisioned, as it is protected 
by the enabling legislation for the Edith Read Wildlife 
Sanctuary.  

“Recommendation #5:  Upgrade Boat-

house Plaza: The plan recommends an 

overall upgrade of the area surround-

ing the Boat House” - from the 2006 

Playland Master Plan  

II - 

Shore Dune and Kayak Launch Areas 

“The shoreline path is now currently 

underutilized as a site amenity” - from 

the 2006 Playland Master Plan  
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VISION PLAN ZONES: 
FIELD ZONE 

A 
s the recreational needs of the County 
residents have evolved over the last cen-
tury, pressure has been mounting for rec-
reational field space. Soccer, lacrosse and 

other field sports have become extremely popular 
for a range of age levels and towns, villages and 
cities across the County are pressed to build more 
fields in mature suburban communities with little 
open space remaining.  This is the thrust of SPI’s pro-
posal: The pressing need for recreational field space 
that has year-round availability. 
  
SPI’s Vision Plan has recreational fields in the north 
half of the existing main parking lot.  The Plan deline-
ates three outdoor multi-use fields (150’ x 200’ each) 
and one large, indoor multi-use field (180’ x 300’) 
inside a new fieldhouse.  Artificial turf fields are pro-
posed so as to address the need for extensive use, 
which natural turf fields could not withstand. 
  
The proposed Field House has been carefully located 
with the abutting neighbors in mind, so as not to 
block any view corridors toward Playland or Long 
Island Sound, down any adjacent streets – including 
Beck, Wainwright, Horton, Rosemere, Adelaide, San-
ford, Roosevelt, Beary or Heritage – all of which abut 
the existing main parking lot.  The Field House is situ-
ated so as to be blocked by the existing maintenance 
buildings, which will remain. The Field House would 
contain the restroom / locker facilities for the entire 
Field Zone, as well as limited food and sporting 
goods concessions serving these uses.  Parking is 
located just north of the Field House to provide easy 
access for drop-off and pickup. 
 
Additionally, it is envisioned that the outdoor fields 
would be lighted – with state-of-the-art lighting, de-
signed to shield the adjacent residential neighbor-
hood while being energy efficient. 
 

II - 
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VISION PLAN CONCEPT DIAGRAM 

SPI VISION PLAN CONCEPT DIAGRAM 
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“Playland doesn’t need drama.  It 

needs decisions and hard work.”  – 

Former County Executive Andrew P. 

O’Rourke, 1984 Memo to the County 

Board of Legislators 

II - 
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CONSTRUCTION PLAN 

T 
he SPI Vision Plan is a framework which will 
take a few years to implement, during 
which period SPI proposes that the public-
private partnership manage the entire park 

from the date of award of the contract forward.  
The estimated timelines for the implementation of 
the SPI Vision Plan improvements indicated on the 
Implementation Schedule take into account the fol-
lowing: 
 
1. In 2012 SPI proposes to run the park essentially 

“as is” to allow time to develop the design and 
construction documents, go through the per-
mitting process, and construct the various im-
provements delineated on the Implementation 
Schedule, as described herein. 

 
2. Depending on the type of construction (new 

construction vs. renovation - or project compo-
nent size – or component complexity due to 
location) SPI has taken into consideration the 
time necessary for the design, permitting and 
construction of the improvements, as well as 
the need to fundraise and seek grants to cover 
the cost of the improvements. 

 
3. SPI has assumed that up to 30-year leases can 

be granted per the provisions of County Charter 
Section 104.11.5.f so that capital costs for major 
improvements can be amortized over time.  
Should “friendly” alienation  be required for any 
uses, that additional process will need to be fac-
tored into the schedule.  SPI is not proposing 
“privatization” of the property – as the entire 
park would remain in the public domain. 

 
The Vision Plan Implementation Schedule 
(incorporating the RFP’s required preliminary con-
struction schedule) shows the sequence and opti-
mal durations anticipated for the design, permitting, 
and construction phases of the different projects, 
while other park components continue to operate in 
either their existing or completed forms.  The Imple-
mentation Schedule’s activities (other than the con-

 Procurement:  SPI’s CM will work with SPI and the 
County to prepare detailed estimates in accordance 
with industry standards, as well as to procure the 
construction through a deliberative process of scop-
ing, bidding, bid evaluation / “de-scoping”, and ne-
gotiation.  Transparency and due diligence are nec-
essary to procure the construction at the best value 
for the benefit of the County residents. 
 
Permitting and Grants: Federal, state and local per-
mits may be required for certain Vision Plan ele-
ments, including utility relocation and extensions, 
shoreline restoration efforts, stormwater manage-
ment improvements, and new or renovated build-
ings.  In coordination with Westchester County, SPI 
intends to apply for applicable grants from organiza-
tions such as the Long Island Sound Study Futures 
Fund (water quality, habitat quality, watershed 
management, stewardship) or the New York State 
DEC Water Quality Improvement Project program 
(aquatic habitat restoration).   Permitting and grant 
application efforts will be initiated in sequence as 
soon as the overall program, preliminary design and 
project schedule have been finalized, in coordina-
tion with the overarching State Environmental Qual-
ity Review Act process for the project. 
 
Scheduling:  Maintaining project schedules (and 
controlling the costs) requires careful advanced 
planning, where each major area is broken down 
into its basic elements and the interdependencies 
and sequential order of major tasks and operations 
are identified.  SPI’s integrated master schedule will 
identify activities from project conception to com-
pletion and focuses on overall project development 
by including such aspects as design team selection, 
conceptual and preliminary design, regulatory and 
permitting requirements, financing, and precon-
struction tasks, as well as construction activities: by 
trade, as bidding and award, shop drawing prepara-
tion and fabrication, tasks, milestones, and critical 
paths. Supplemental schedules would be developed 
by trade or area component as needed to maintain 
the overall integrated master schedule. 
 
The preliminary Vision Plan Implementation Sched-
ule provided at right shows the sequence and rela-

tinuation of existing operations) begin after the 
completion of any overarching SEQR process that 
may be required for the changeover from Playland 
in its current form to its future form.  Once awarded 
the project, with input from the County, SPI will pro-
duce an Integrated Master Schedule which will serve 
as the guide for all future interactions on the pro-
ject. 
 
The following is provided to augment the infor-
mation requested in the RFP and demonstrate the 
SPI team’s grasp of the broad range of project man-
agement and construction issues: 
 
Construction Methodology:  From the onset of this 
project there will be close partnering between SPI 
and the County, since both would be responsible for 
maintaining a safe park environment, allowing an 
open exchange of ideas and solutions to be effected 
seamlessly – thereby protecting the health, safety 
and welfare of the public.   
 
Site Safety:  SPI would require the Construction 
Manager to have comprehensive Site Safety Pro-
gram and as part of the ongoing Site Safety Pro-
gram, each Project Manager and Site Superinten-
dent receives a copy of the Site Safety Manual con-
taining government publications from the U.S. De-
partment of Labor OSHA Site Safety & Health Stand-
ards Digest and Code of Federal Regulations. 
 
Value Management:  The Construction Manager has 
considerable opportunity to influence the SPI team 
in the design development phases, including value 
engineering to realize maximum cost savings. In ad-
dition, the Construction Manager’s input during the 
design stage, as a result of continual interaction with 
all of the trade contractors, will provide valuable 
input in assisting the design team to optimize the 
design.  Input from subcontractors will greatly im-
prove the processm integrating innovations to im-
prove the design and engineering of the improve-
ment, and address constructability issues before 
they would become field issues, avoiding typical 
construction delay claims. 
 

II. VISION PLAN 
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   DISCLOSURE UNDER THE STATE FREEDOM OF INFORMATION LAW  

tionships of major activities within each of the SPI 
zones. For the purposes of this proposal, the Sched-
ule starts in January to reflect considerations of sea-
sonal park usage.  Three project “snapshots” are 
provided following the Implementation Schedule to 
illustrate different stages of the transition from the 
existing to the future Playland under the SPI Vision 
Plan.  Each snapshot is accompanied by a descrip-
tion of the major construction activities occurring at 
that time. 
 
Management and Supervision:  The SPI Team will 
cover the full range of design and engineering disci-
plines, and construction trades to successfully im-
plement the SPI Vision Plan.  The management of 
this effort is crucial to the process – and starts with 
excellent communication.  Management and super-
vision will be implemented and maintained at every 
level of the design and construction team to keep 
the project scope, schedule and budget in control.  

II. VISION PLAN 
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CONSTRUCTION PLAN —
IMPLEMENTATION  
SNAPSHOTS 
 
SNAPSHOT 1  
 
Entry Zone 
The Entry Zone work consists mostly of hard and 
soft landscape elements and would be devel-
oped over the winter and spring of the first year.  
Since the last element would be the installation 
of plant materials, completion would be sched-
uled for early June.  The project can be staged 
out of the parking lot by the south bathhouse. 
 
Westchester Children’s Museum 
The Children’s Museum is being constructed and 
will be operated by others in the North Bath-
house. 
 
North Fields  
The two northernmost fields can be constructed 
following the removal of existing asphalt pave-
ment in that area, using the adjoining parking 
area for staging. 
 
Seasonal Kayak 
The construction work here is minimal and could 
easily be accomplished over the winter and be 
staged from the existing gravel parking lot. 
 
 

 

II - 
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SNAPSHOT 2 
 

Great Lawn & Colonnades 
The Great Lawn work consists of several diverse ele-
ments.  The removal of the foundations from the 
rides and the relocation of the picnic shelters will 
need to proceed before the landscaping, playground, 
and miniature golf can be developed.  This work can 
be staged from the north end of the Great Lawn area 
with the final landscaping moving from south to north 
to minimize disturbances of finished areas or other 
activities.  The renovation and extension of the colon-
nades and the buildings on the cross axis would be 
done first with the new tree plantings and other land-
scape elements being implemented in the spring.  The 
work would be staged from the north end around the 
tower and stage. 
 

Amusement Zone 
This work consists of the removal or renovation of 
existing rides and the addition of new rides within the 
two quadrants west of the Central Promenade.  It can 
generally be staged within the two quadrants, or dur-
ing the off-season, in the adjoining parking area. 
 

Boat House 
The proposed work her is minimal and would be 
staged from the parking area in front of the building.  
 

Field House & South Field 
In order to avoid conflicts with the operation of the 
Amusement Zone and the construction further to the 
east, construction for the Field House will be staged 
on the adjoining parking area to the south that will 
become the South Field.  The field house would be 
staged to be completed during the late winter so that 
South Field could be completed in the spring before 
the Family Amusements Zone opens for the season.   
 

Seasonal Cafes 
The creation of the outdoor seasonal cafes in the 
north part of the Fountain Plaza would occur concur-
rently as the south end of the Promenade are being 
renovated.  Ideally this would happen over a winter/
spring time frame.   
 

Studio Rink Event Space 
In order to minimize conflicts with the ice rink opera-

II - 
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staged from the adjacent parking lot.  This work also 
wants to be done in the spring to early fall time frame 
and will need to be carefully separated from pedestri-
an use of the boardwalk and plaza and vehicular use of 
the parking lot. 
 
Water Deck 
The Water Deck can be staged from the parking lot by 
the South Bathhouse.  Clear separations will need to 

tion, the transformation of the Studio Rink to Event 
Space would optimally occur from spring to early fall.  
It would need to be staged on the Fountain Plaza, 
which would be closely cordoned off to avoid conflicts 
with pedestrian use of the boardwalk, pier and Great 
Lawn. 
 
Administration Building 
This work is primarily interior renovation and could be 

be established from the vehicular and pedestrian cir-
culation routes for the adjoining Westchester Chil-
dren’s Museum. 
 
Arts / Education 
The Arts / Education use in the South Bathhouse can 
also be staged in the adjacent parking lot.   
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SNAPSHOT 3 
 
Field House, South Field & Parking 
Landscape and stormwater improvements with-
in and adjacent to the main parking area would 
occur concurrently with the completion of the 
South Field. 
 
Fountain Plaza 
The Fountain Plaza will be reconstructed in 
phases to permit continuous access to all open 
Playland facilities.  The second phase would be 
the area in front of the Ice Casino, including the 
fountain.  The last phase would be the area 
around the administration building, which 
would likely be done after that building is reno-
vated.  
 
Arts / Education 
The renovation of the Arts / Education facility 
would still be ongoing at this stage. 
 
 

II - 
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PRESERVATION PLAN 

T 
he SPI proposal includes preserving, restor-
ing and enhancing the National Historic 
Landmark property, including the seven 
landmarked rides.  As the successful propo-

nent SPI would prepare and submit grant applica-
tions to the various organizations that fund preser-
vation of this nation’s significant cultural resources. 
 
Historic Iconic Park – The historic and cultural sig-
nificance of Playland Amusement Park is well docu-
mented in the Landmark Designation Report which 
led to Playland being listed as a National Historic 
Landmark. 
 
The Historic Buildings – The Art Deco complex of 
buildings, with exception of the Spanish Revival 
Bathhouse, including the colonnade and Midway 
buildings - will serve as the centerpiece for SPI’s Vi-
sion Plan. 
 
The Historic Landscape – Like the landmarked build-
ings, the significant historic landscape design layout 
of the park is central to the SPI Vision Plan.  SPI pro-
poses to restore the lush quality of the landscape as 
it was when the park originally opened.  Starting at 
the Entry Zone and weaving its way throughout the 
park, the landscape must be brought back to its for-
mer grandeur. 
 
The County has done an excellent job restoring the 
Boathouse and the Music Tower.  Its ongoing work 
at the Bathhouses will bring that important building 
back to its original splendor.  It is with that same 
care that SPI proposes to treat the remainder of the 
park.  It is understood by SPI that all renovations 
must be approved in writing by the Westchester 
County Parks Department  
 
Major Restoration Elements: 
 
 Replace Colonnade Fascia - Replace the existing 

(non-historic), green and white flashing plastic 
panels of the Colonnade fascia with a replica of 
the original fascia which depicted fanciful 

“Half of the colonnade structures 

flanking the mall have been removed 

or inappropriately altered.”  - from the 

2006 Playland Master Plan  

II - 

 scenes related to the amusement park, as well 
as serving as signage for the rides behind the 
colonnade.  

 
 Rebuild Lost Colonnade – Where the Colonnade 

has been lost – from the Midway to the North 
End of the  Promenade, SPI proposes to rebuild 
the Colonnade fascia as a near replica – howev-
er SPI believes that since the historic fabric of 
the columns, fascia and roof have been lost over 
time, that the new colonnade should be build to 
reflect the new century.  We propose that the 
columns be vertical wind turbines (funded by a 
NYSERDA grant) inside screened enclosures 
made to the shape and colors of the original 
columns, with the fascia and roof containing 
integrated photovoltaics to be a demonstration 
project about the implementation of site-
generated energy.  In this case bringing back 
historic can enliven the present and point us to 
the future!  

 
 Casino Building – The façade of the Casino 

building has been made up like a “Painted Lady” 
over time and many of the character-defining 
windows and doors have been lost.  SPI’s vision 
to make this a multi-use facility once again – as 
it was originally – would bring back the original 
character of the building – a more stately and 
sophisticated Art Deco masterpiece.  

 
 Fountain Plaza Buildings – The Adminstration 

Building, and two seasonal café buildings – like 
the Casino Building which together form the 
Fountain Plaza – are proposed to be brought 
back to their original character as well.  The 
modern appendages and signage compromise 
the historic integrity of the buildings and the 
landscape.  

 
SPI’s vision will take the gem that was given to the 
County by a previous generation and mold it into a 
park for the next century, while respecting its past. 

Historic Colonnade Image 

Historic Casino Building Sketch 

II. VISION PLAN 
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“Given the uniqueness of Playland 

Park’s site and its relation to Edith 

Read Sanctuary, environmental fac-

tors are to be carefully considered 

when designing and executing pro-

jects.  The use of sustainable alterna-

tives would be of great benefit to the 

area at large and serve to promote 

environmental awareness in 

Westchester County.” - from the 2006 

Playland Master Plan  
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ENVIRONMENTAL  
SUSTAINABILITY 

A 
s SPI’s name indicates sustainability is key 
to our proposal!  We view this proposal 
as an opportunity to significantly change 
the environmental footprint of the park.  

The “Sustainability Initiatives” listed indicate the 
wide range of improvements that will transform the 
park – and position the County to stand out as a 
gold standard of parks – as it was when Playland 
was first conceived and built.  Our goal is to make 
the Playland buildings LEED Platinum (as designated 
by the USGBC™) and a Sustainable Site (as designat-
ed by SITES™) – which along with other County sus-
tainability initiatives would hopefully position the 
County for other award recognition by the USGBC or 
SITES as an environmental leader in the parks arena. 
 
To fund the building improvements SPI intends to 
apply for NYSERDA grants.  There are a number of 
potential grant programs that SPI has identified in-
cluding: 

1. IMPROVE ENERGY EFFICIENCY, obtaining 
NYSERDA grants to maximize energy perfor-
mance of the: 
a. Existing Casino building. 
b. Administration Building. 
c. Boathouse. 
d. Other historic buildings and site uses. 

 
2. PROVIDE SITE GENERATED POWER / REDUCE 

GRID ELECTRICITY USE - Utilize site generated 
electricity by either utilizing geo-exchange sys-
tems (utilizing Long Island Sound water) or in-
stalling photovoltaic panels on the: 
a. Existing Casino Building. 
b. New Fieldhouse. 
c. Existing and rebuilt Colonnade. 
d. Parking Canopy – for car recharging stations 

and other uses, e.g. powering the ferris 
wheel (a la Santa Monica Pier)? 
 

3. REDUCE FOSSIL FUEL USE 
a. Reduce the number of vehicle trips for lo-

cal / county youth sports teams to travel to 
Mount Vernon, SUNY Purchase and South 
Norwalk (CT) for multiple trips weekly to 
practices and games. 

b. Encourage the use of carpooling (HOV in-
centive) and mass transit to Playland. 

c. Maximize the use of the park by County resi-
dents, reducing longer-distance trips. 
 

4. REUSE WHATEVER POSSIBLE 
a. Reuse “recycled” asphalt from the north end 

of the parking lot to resurface the south end 
of the parking lot and other paved areas. 

b. Reuse the existing buildings (with energy 
performance upgrades funded by NYSERDA) 
to serve the future needs of the park. 

c. Avoid unnecessary capital expenditures for 
“nice to have” improvements (e.g. moving 
the original traffic circle to squeeze in a new 
mini-golf course as per the 2006 Master 
Plan) – and respect the landmark status of 
the original plan. 

d. Reuse the waste heat from the ice making 
process, by implementing an energy recov-
ery system. 

PON 1219 Existing Facilities Program 

PON 1501 New Construction Program Financial 
Incentives (also includes Substantial 
Renovation Projects) 

PON 1746 Flex Tech Program 

PON 1772 Next Generation Emerging Technolo-
gies Program 

PON 2097 Customer-site Wind Turbine Program 

PON 2112 Solar PV Program Financial Incentives 

II. VISION PLAN 
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5. RECYCLE ALL WASTE MATERIAL 
a. Sell rides that have a market / resale value. 
b. Recycle content of removed thrill rides 

which have no resale value. 
c. Recycle all construction waste / debris. 

 
6. REDUCE THE HEAT ISLAND EFFECT 

a. Decrease the amount of paving. 
b. Decrease the ride footprint (heat collectors) 

and attendant paving. 
c. Increase the amount of planted / green 

space, including green roofs. 
 

7. ENHANCE PUBLIC’S ENVIRONMENTAL CON-
NECTEDNESS 
a. Initiate joint conservation management pro-

grams with Edith Read and Westchester 
Children’s Museum. 

b. Partner with the County DPW and others to 
insure compliance with best practices for 
park maintenance - reducing fertilizer use 
(reducing pollution of the Sound), and con-
trolling airborne particulates (improving air 
quality, by raking / sweeping instead of us-
ing leaf blowers). 

c. Initiate a “challenge program” with County 
schools, engaging the County youth in con-
servation, recycling and other environmen-
tal initiatives at Playland. 

d. Utilize green roofs (on North and South 
Bathhouse) for herb gardens as a ‘farm to 
table” initiative or other public engagement 
activities. 

e. Utilize native plantings (and control invasive 
species) and use them as a way to inform 
the public about sustainable planting. 

f. Maximize the use of natural / daylighting in 
all structures. 

g. Maximize views from inside (and outside) 
the buildings to the surrounding park and 
Long Island Sound. 

h. Decrease the impact of Playland’s exterior 
lighting on the night sky with new state-of-
the-art lighting throughout. 
 

8. REDUCE RUNOFF - Increase pervious surfaces, 
by 

a. Replacing existing rides along the sound 
with green space. 

b. Decreasing the area of asphalt in Main Park-
ing Lot and provide athletic fields. 

c. Installing pervious paving where appropriate 
throughout the park. 

d. Providing lightweight (extensive) green 
roofs on flat roofs wherever possible – e.g. 
North and South Bathhouse. 

e.  Use pervious overflow lot for peak parking, 
in lieu of paved parking. 
 

9. IMPROVE WATER QUALITY – which flows into 
neighboring water bodies.  
a. Improve stormwater drainage into Manurs-

ing Lake to comply with current best practic-
es. 

b. Improve stormwater drainage into the Long 
Island Sound to comply with current best 
practices. 

c. Restore the wetland edge at the south end 
of Manursing Lake. 
 

10. STRIVE TO ACHIEVE LEED PLATINUM CERTIFI-
CATION for all buildings and SUSTAINABLE SITES 
CERTIFICATION for all site improvements. 
a. Maximize energy performance as the key 

goal to transform Playland’s energy profile / 
carbon footprint. 

b. Balance the other criteria to make this park 
site a model of sustainability. 

c. Once achieved, share the success story with 
others. 

 
 

SPI’s overall sustainability goal is that the Coun-
ty be recognized as the “gold standard” in the 
parkland realm - only this time around in the 
leadership of environmental design and sustain-
ability. 
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MARKET OPPORTUNITY 

S 
ustainable Playland, Inc. (“SPI”) retained 
HR&A Advisors, a national real estate advi-
sory firm, to conduct a market assessment 
of the uses that are being proposed by SPI 

for Playland Park and to develop associated revenue 
assumptions. As part of this process, HR&A looked 
at market demographics, comparable parks, and 
best practices and conducted over seventy-five in-

terviews with operators, consultants and current/
potential facility users in order to develop a pro-
gram of uses that is both market supportable and 
financially viable over the short and long term.  
 
For each major program element, potential opera-
tors have been identified, all of whom provided 
Letters of Interest and confidential pro formas 
which substantiate that these uses can operate  
profitably and make a financial contribution to SPI.  
Combined with standard industry parameters, this 
information was used as a basis to develop con-
servative revenue assumptions for each use. 
 
The following summarizes the market and potential 
of the SPI plan.  Letters of Interest from potential 
operators are included in this section. 
 
Market Overview 
 
The concept for Playland Park, as envisioned by SPI, 
taps into the strong year-round family market that 
comprises the population of Westchester County 
and the surrounding areas.  As shown in the follow-
ing chart, close to one million people, including 
345,534 households, live in the County.    House-

holds with children 18 and under represent close to 
40% of total households, while the 2.2 million chil-
dren under 12 years old, a group that is a key demo-
graphic for Playland Park, comprise 17.7% of the 
total population. 
 
With over 13.5 million people living within 30 miles 
of Rye, there is a strong market to support the varie-
ty of uses that have been proposed for Playland 
Park. 
 

Characteristics of Successful 
Parks 
 
A review of public spaces 
throughout the country, as 
shown in the following chart, 
indicates that the most suc-
cessful parks are those that 
provide a combination of uses 
which ensure year round ac-

tivity; maximize access to open space; provide active 
recreation opportunities; create activities for people 
of all ages; and, integrate revenue and non-revenue 
generating uses. 
 
The plan for Playland Park integrates a combination 
of new and existing uses that are market supporta-
ble and financially feasible, and transforms Playland 
Park from a seasonal venue to one that is a 12-
month destination for residents of Westchester 
County and nearby areas. 
 
Active Recreation  
 
Indoor Recreational Facilities and Fields 
 
Interest in health and fitness, beginning at an early 
age and continuing throughout adulthood, has be-
come a way of life for many Westchester County 
residents.  Whether team sports or individual en-
deavors, there has been an increasing demand for 
indoor and outdoor facilities that can accommodate 
this active lifestyle. 
 
Interviews with league organizers and facility opera-
tors confirm that organized sports in Westchester 

Population Summary, 2010 
      Westchester  10-mile radius 15-mile radius 30-mile radius 

Total Population 956,959 703,665 2,469,952 13,692,894 

Total Households 345,534 262,766 894,913 4,969,569 

Estimated Households with children* 125,648 88,960 335,061 1,735,091 

Population under 12 17.7% 17.2% 18.5% 17.3% 

Median income $83,123 $85,696 $63,031 $63,223 

Source: ESRI Business Analyst Online 

    *2010 Households With Children figures represent households with related persons under 18 
and have been extrapolated based on reported growth rate of family population in each geography.   
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County, particularly those that require field space, 
are growing in popularity.  Soccer, with approxi-
mately 45 clubs in Westchester County (according 
to the Westchester Youth Soccer League), continues 
to be a popular sport in the area while the recent 
popularity of lacrosse has further increased demand 
for fields. However, with a lack of available facilities 
nearby, local residents must travel to Armonk, 
Brewster and Mt. Vernon for indoor fields that sup-
port lacrosse and soccer and often face waiting lists 
for field time. As noted in the following chart, the 
lack of field facilities has necessitated play that 
often runs until midnight for many County hockey 
players. 
 
The demands of this market, particularly for year 
round play, will support a new multi-sport complex 
designed to accommodate a variety of sports and 
age groups.  At the same time, there is a need for 
additional outdoor turf fields, which minimize 
downtime after heavy rains.  It is expected that both 
the indoor and outdoor facilities will be used by chil-
dren’s day camps during holidays and the summer, 
and will supplement the revenue stream generated 

by leagues and tournament 
play during other parts of the 
year. In addition to multi-
purpose fields, elements such 
as batting cages, a track, golf 
nets, and a quality food ser-
vice operation will increase 
the potential to attract a wid-
er audience to the facility.   
 
To meet this need, a facility 
at Playland Park will include 
two indoor and three outdoor 
turf fields, a full service pro 
shop, and a café and will be 
priced competitively with oth-
er facilities in the market.  
Based on information provid-
ed by potential operators, it is 
expected that this facility 
could generate approximately 
$2.7 million in gross revenue 
and $160,000 in rent to SPI. 

 
Ice Facility 
 
Demand for time on the ice has been growing in 
the northeast, driven by the team play and hockey 
leagues. Among the groups using indoor facilities 
are youth and adult leagues, hockey travel clubs, 
and hockey clinics, many of whom drive to facilities 
in Elmsford and Brewster for games and practice, 
often having to book ice time late into the evening.  
Additionally, competitive and recreational ice skat-
ers, inspired by the increased visibility of sport, have 
created a market for daytime and weekend use of 
ice rinks.   
 
Comparable facilities in the area range from one full 
size rink to two rinks plus a studio rink, in addition to 
amenities such as cafes and skate shops.  When 
completed, the renovation of the Ice Facility will 
include the Main Rink, a Children’s Rink, and an up-
graded food facility and expanded skate shop. 
 
The popularity of newer facilities such as the 
Westchester Skating Academy in Elmsford indicates 
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that a well-managed and maintained facility will be 
supported by the market. In addition, active and 
involved management is required to build strong 
connections to local teams and recruit expert coach-
ing and training.  To this end,  upgrades and im-
provements to the Ice Casino, particularly to build-

ing infrastructure, will ensure 
that current users including 
the Manhattanville College 
men’s and women’s hockey 
teams, New York State Tier II 
Mariners Hockey and the Rye 
High School Garnets will re-
main a vital part of the facili-
ty.   
 
Conversations with facility 
operators indicate that energy 
efficiency will be a key to min-
imizing expenses and maxim-
izing revenue for the facility. 
Therefore, equipment will be 
upgraded to provide ongoing 
efficiencies in operating and 
energy conservation.  In addi-
tion, research shows that on-
site amenities are considered 
an important component of 
the overall experience and 
can generate substantial reve-
nues for a skating facility. 
 
 Based on competitive posi-
tioning and pricing in the mar-
ket, it is expected that by 
maximizing the utilization of 
the Main Rink and Children’s 
Rink and improving on-site 
amenities, the Ice Facility will 
generate revenues of $1.4 
million and rent to SPI of ap-
proximately $210,000. 
 
Aqua Adventure and Beach 
 
SPI’s plans for Playland Park 
include the conversion of the 

existing pool to a wet deck featuring a children’s 
splash park and programmable water show, 
providing an experience that complements the 
Westchester Children’s Museum and other pro-
gram elements of Playland Park.   
 

Representative Sports Facilities 

 
Hours Facility 

Square 
Feet 

Facility 
components 

Full Field 
Peak 
Rate 

Full Field 
Off-Peak 

Rate 

Camp 
Fee/ 

Person 

Indoor1               

Armonk Indoor Sports 
Center 

Armonk, NY 

6 am - 
11 pm 

Bubble 1 22,000 
1 Multi-use 
sports field 

$550  $295  
$350 - 
$725 

Bubble 2 24,000 4 tennis courts $65  $50  
$600 - 
$800 

Sports Underdome 
Mt. Vernon, NY 

8 am - 
midnight 

Bubble 72,000 

1 Full size, 3 
fields @ 80' 

x 90', 24 golf 
driving bays   

$675  $575  
$300 - 
$750 

OnTrack Sports Center 
Tarrytown, NY 

7 am - 
midnight 

Permanent 
structure 

26,000 
2 multi-use 

fields, batting 
cages 

$180  $120  
$100 - 
$700 

Brewster Sports Center 
Brewster, NY 

8 am - 
midnight 

Permanent 
structure 

n/a  

Three 
basketball 

courts, indoor 
turf field, 

fitness center  

$275  $250  
$165-
$300 

Hooperstown 
Mt. Vernon, NY 

Open 
 as-

needed 

Permanent 
structure 

25,000 
2 basketball 

courts, batting 
cages  

$125  $125  
$120-
$275 

Outdoor2               

Tibbets Brook Park 
Yonkers, NY 

8 am- 
10 pm 

Outdoor 
Lighted 

n/a 

3 Lighted 
fields,  

2 @50' x 
100',  

1 @ 60' x 
120' 

$80  $50  N/A 

Saxon Woods Park 
White Plains, NY 

8 am - 
10 pm 

Outdoor 
Lighted 

n/a 
1 field - 

100'x 55' 
~$65 ~$50 N/A 

1Source: Venue Websites           
2Source: City Parks Departments         

 
Representative Ice Facilities 

  Facility components 
League cost 

per team 
Café/ 

Concession Party Rates 
Camp Fee/ 

person 

Indoor1           

Westchester Skating 
Academy 

Elmsford, NY 
2 NHL regulation rinks $7,590  Yes $200 - $300 $200- $600 

Hommocks Park Ice 
Rink 

Larchmont, NY 

1 Sheet, Summer 
conversion to sport 

field, community space 
n/a Yes $225- $250 $120 - $1780 

Brewster Ice Arena 
Brewster, NY 

2 Full Size Sheets, 1 
Studio Rink, Gym, 

Outdoor batting cages 

$775- $900, 

per person – 
in-house 
league 

Yes 
$15/ person, 

$100 min 
$200 - $500 

Ice Hutch Ice Rink 

Mt. Vernon, NY 
Ice Rink, Batting Cages n/a Yes n/a $150-$250 

      1Venue Websites 
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The conversion of the pool to a wet deck reflects a 
growing trend among public facilities to convert 
pools and wading pools to splash parks.  Cities and 
towns of all sizes, including Alameda, CA, Austin, TX, 
Aiken County, GA, Buffalo, NY, Roytown, MO, and 
Eugene, OR, have done so. 
 
There are a number of benefits that result from con-
version from a pool.  These facilities provide one of 
the safest and energy-efficient forms of water play 
available.  They have substantially lower operational 
costs, including lower water volumes than tradition-
al swimming pools, thereby reducing the horsepow-
er required to operate and maintain the facility.  
Additionally, they comply more readily with health 
standards and the systems are easy to drain and 
shut down during the off-season. 
 
Design, construction and management of the Aqua 
Adventure will be the responsibility of a regionally- 
based company that has experience in successfully 
running this type of facility.  As with the existing 
pool, guests at Playland would pay a fee to use the 
splash deck.  A lifeguard will be on-site to ensure 
safety and security during hours of operation.  Ac-
cess to the beach and current beach activities will 
remain unchanged, providing an opportunity for all 
County residents to enjoy this valuable asset. 
 
It is expected that the Aqua Adventure will generate 
visitation of 75,000 during the May 15th to Septem-
ber 15th season and generate revenues of 
$560,000, while the beach will generate visitation of 
50,000 and revenues of $230,000 during the same 
period.  Anticipated rent to SPI will be $160,000. 
 
Miniature Golf 
 
Miniature golf is a popular activity that comple-
ments amusement offerings and provides a market 
for food venues and concessions.  Based on current 
utilization patterns and conversations with three 
mini-golf venues in southern Westchester, there is 
demand for this activity.  Barring days when sum-
mer heat and humidity preclude golfers from play-
ing rounds, courses are busy relative to their capaci-
ty and are a popular draw for lucrative birthday par-

ty outings arranged by local families. 
 
There are approximately 80 miniature golf courses 
in New York State with average revenue per facility 
of $287,802. Similarly, a survey of approximately 
1,400 mini golf courses around the country as 
shown in “Golf 20/20 Vision for the Future”:  The 
2005 Golf Economy Report (issued in 2008) indicat-
ed that, on average, these facilities generated 
$308,000. 
 
It is expected that a new, state-of-the art mini-golf 
facility at Playland Park will be able to meet these 
averages and will stem the loss of revenues that the 
current facility has experienced over the years, gen-
erating approximately $30,000 in rent to SPI. 
 
Water Uses 
 
Lake boats, kayaking and cruise boats have been an 
important part of the recreational offerings at Play-
land and will continue to be so in the SPI scheme.  
In addition, SPI will explore the addition of moorings 
as a way to generate other fees and increase visita-
tion within other parts of the park.  Based on cur-
rent experience it is expected that these uses will 
generate approximately $30,000 in rent to SPI. 
 

Entertainment 
 
Amusements 
 
The SPI plan for the amusement component of 
Playland Park creates an opportunity for children 
and adults to enjoy the benefit of a recreation facil-
ity that is clean, safe and fun. 
 
A review of the amusement industry over the past 
few years suggests the need for a more focused ap-
proach to amusements.  The recent economic 
downturn has realigned consumer preferences in 
favor of small-to-medium size parks that are closer 
to home and charge lower entry fees than the more 
distant mega-attractions.  Indeed, local amusement 
parks similar to Playland have become the attrac-
tions of choice for “stay-cationers” who cut back on 
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and sought to stretch their travel and recreational 
budgets.   
 
While attendance and revenues experienced de-
clines at large amusement parks during each of 
2007, 2008 and 2009, many small-to-medium sized 
parks saw an increase in visitation and profitability 
over the same periods. According to sources at In-
ternational Theme Park Services, small-to-medium 
sized parks saw an increase of 10% to 15% in recent 

years.  However, this was not the case with Playland 
which has experienced declines in attendance for 
many years. 
 
As shown in the chart above, there are limited op-

tions for an “amusement park” experience within a 
reasonable distance of Westchester County.  The 
focus on new and existing rides that complement 
Kiddyland and the Carousel would address the 
needs of the 1.7 million households with children 
under 18 that live within 30 miles of Playland Park. 
 
The SPI plan shifts the focus on amusements as the 
main activity at Playland Park, to amusements as 
one of a number of active and passive venues that 

County residents can enjoy.  
To this end, the space allotted 
to this component of the Park 
has been significantly reduced, 
resulting in a reduction in the 
number of rides from 46 to 33.  
Those rides that will remain 
are largely targeted to smaller 
children, including 21 kiddy 
rides and 12 family/low thrill 
rides. 
 
As a result, the potential mar-
ket for the amusement com-
ponent will be impacted.  In 
order to estimate the attend-
ance for a kiddy-oriented 
amusement area, estimates 
were made which compare a 
family/low thrill experience 
(with a smaller percentage of 
kiddy rides) with a kiddy-
oriented experience such as 
the one planned for Playland 
Park.  Based on these esti-
mates, a reduced, kiddy-
oriented amusement compo-
nent could attract approxi-
mately 380,000 visitors a year. 
 
In order to maximize revenues, 
and compensate for the loss of 

higher-grossing thrill rides, greater emphasis will 
need to be placed on other revenue-generating uses 
within the amusement area such as food and mer-
chandising.  To this end, SPI will consolidate man-
agement of all operations within the amusement 

Regional Competitive Amusement Parks 
   Luna Park   Adventureland   Six Flags Great Adventure 

  Coney Island, NY   Farmingdale, NY   Jackson, NJ 
  

 
          

Rides 19 Attractions 
 

29 attractions 
 

49 attractions 

  5 thrill rides 
 

7 thrill rides 
 

14 thrill rides 

  3 family rides 
 

9 family rides 
 

13 family rides 

  11 kiddy rides 
 

10 kiddy rides 
 

22 kiddy rides 

  
  

3 water rides 
                          

Pricing 4-hour pass 
 

Pay-One-Price 
 

Daily Pass 

       M-F:                  $26 
 

      $29.99  
 

      $36.99 online 

       Weekend:         $30 
 

Per ride 
 

      $59.99 standard adult 

  6-hour pass 

 

 $1/ticket 

 
      $34.99 kids under 54" 

       M-F:                  $30 
 

      3-5 tickets/ride 
 

Season Pass 

       Weekend:         $34 
 

Group rates 
 

      $89.99-$99.99 

  Per ride 
 

      $16.50-19.50/person 
   

  

  $11/credit 
     

  

  3-5 credits/ride 
       

  
                        

Parking None on site 
 

n/a 
 

$15/day; $45/season 
                        

Attendance* 405,000 
 

600,000 
 

2,634,000 
                        

Other  Food 
 

Bavarian village shops 
 

350-acre wildlife preserve 

components Arcade games 
 

Sit-down restaurants 
 

Character meet & greets 

  Snacks 
 

Food stations 
 

Shows 

  Entertainment    Games and gifts   37 Food vendors 

*Estimated 2010 

 

Potential Attendance 

  
Primary 
Market 

Secondary 
Market 

Tertiary Market Est. Market Potential 

Range 0-10 miles 10-15 miles 15-30 miles 
 

Population 703,665 1,766,287 11,229,942 
 

Market Penetration (Optimistic) 20% 11% 3% 
 

Visitation (Optimistic) 140,733 194,292 336,898 671,923 

Market penetration (Conservative) 10% 5% 2% 
 

Visitation (Conservative) 70,367 88,314 224,599 383,280 
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area under a single operator to ensure a high level 
of quality and services, maintain and promote a 
consistent theme and programming, and generate 
overall operational efficiencies. 
 
It is expected that the amusement component of 
Playland Park will generate approximately $8 million 
in revenues with a rent payment of approximately 
$965,000 to SPI. 
 
Restaurants and Cafés 
 
Successful amusements parks, public parks and 
cultural venues have incorporated food facilities 

into their program options in order to generate 
additional revenue, extend the length of stay of 
the guest and improved their overall experience. 
These have ranged from white table cloth restau-
rants such as The Boathouse in Central Park, to grab
-and go gourmet sandwich kiosks such as 
“Witchcraft” in Bryant Park to more formal dining 
such as The Modern at the Museum of Modern Art. 
 
To date, the food offerings at Playland have been 
limited and, for the most part, confined to the 
amusement and beach areas of the park.  Customer 
feedback has shown an overall dissatisfaction with 
the quality of the food, a fact supported in the 2006 
Playland Master Plan which recommended new and 
improved food facilities. 
 
With activity nodes such as the Field House and 
fields, Ice Casino, and enhanced walking trails, there 
is potential to generate revenues from year round 
restaurants as well as those that will be open on a 
seasonal basis.  It is expected that the Westchester 

Children’s Museum will draw approximately 250,000 
people to Playland, providing an important market 
for a casual dining restaurant. Additionally, over 
675,000 live within a ten mile radius of Playland 
Park, many of whom will be drawn to the park’s res-
taurants before or after attending other venues on 
the premises and as destinations in their own right. 
 
Based on the success of waterfront restaurants such 
as X20 in Yonkers and “restaurant row” on the Hud-
son in Newburgh, it is anticipated that a casual din-
ing restaurant will be a viable addition the local res-
taurant market, particularly when operated and 
managed by local restaurateurs who can leverage 

their deep knowledge of and 
following by Westchester 
County residents, as well as 
their marketing and advertis-
ing efforts.   
 
In order to make Playland Park 
a destination for dining for 
those visiting the Park for oth-
er reasons, as well as for peo-
ple coming to the Park solely 

for dining, a clustering of restaurant options cen-
tered on both the Fountain Plaza and beach area, 
with outdoor dining available, has been planned. 
Each operator will be responsible for building its 
own space and, as such, rental rates will need to 
reflect the debt service that they will carry.  
 
To this end, it is expected that the five restaurants 
at Playland Park will generate a minimum of $5.7 
million in revenues and a rent of $342,000 to SPI.  In 
addition, each facility will pay a negotiated percent-
age of gross sales in excess of the guaranteed mini-
mum rent. 
 
Multi-Purpose Event Space 
 
With 45,000 employees and headquarters of more 
than 170 businesses including a number of Fortune 
500 corporations, Westchester County provides a 
strong customer base for event, catering and con-
ference facilities. Proximity to Greenwich and Stam-
ford provides an additional corporate market while 

Selected Park/Waterfront Food Service Venues 
Name Location Food Service 

 Type 
Entrée Price Range Estimated Gross 

Revenue 

Boat Basin Café 
Riverside Park 

West 79th Street 
Seasonal outdoor 

café and bar 
$16-24 $3.8 Million 

X2O Yonkers 
Full-service 

restaurant and bar 
$27-34 $3.0 Million 

Shake Shack 
Madison Square 

Park; Upper West 
Side 

Casual eatery with 
counter service 

$4.50-8.50 $4.0 Million 

Burger King at 
Playland 

Rye 
Fast food burger 

stand 
$4.60-7.50 $1.1 Million 

Pier Restaurant and 
Tiki Bar 

Rye 
Full-service 

restaurant and bar 
$12-28 $2.0 Million 
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social events benefit from a population of over 13.5 
million people living within 30 miles of Playland 
Park. 

 
There are currently a wide range of facilities that 
serve the needs of the marketplace, including res-
taurants, hotels, country clubs and catering/
conference facilities.  These venues can accommo-
date groups ranging from as few as a dozen people 
at local restaurants to a 1,100 person reception at 
the Hilton Rye Town. The Glen Island Harbour Club 
in New Rochelle, a waterfront venue that accommo-
dates up to 600 people for an indoor sit-down din-
ner, is another popular venue in the County, gener-
ating approximately $9 million in annual revenues 
according to the Westchester County Parks Depart-
ment. 
 
Synergies with other uses at Playland Park, including 
the amusement area, fieldhouse and ice skating fa-
cilities will provide an additional market for the 
event space, an asset that most other venues do not 
have.  It is expected that a significant number of 
corporate outings will take place in the amusement 
area, some of which may culminate with a dinner in 
the event space. Likewise, sports team dinners and 
events could represent potential revenue for this 

facility. 
 
Event planners that are active in the Westchester/

Fairfield County area indicat-
ed that a multi-purpose 
event space at Playland Park 
would be a welcome addition 
to the existing inventory, giv-
en that clients (particularly 
those that hold annual 
events) often request “the 
newest” venue as a way to 
attract additional guests to 
their event.  Most of the mar-
ket demand is for space that 
can accommodate 40 to 50 
people for a daytime corpo-
rate event to 300 people for 
an evening event.   To this 
end, approximately 10,000 
square feet of space has 
been programmed into the 
second floor of the Ice Casi-

no, with an entry and elevator located on the first 
floor. 
 
In order to ensure the success of this venue, SPI in-
tends to partner with a firm that has a strong mar-
keting presence in the metropolitan New York area.  
As such, the venue at Playland  Park will be market-
ed to a wide corporate, not-for-profit, and individual 
customer base and will benefit from cross-selling 
and promotions on a year-round basis.  It is ex-
pected that this facility will generate $7 million in 
revenue with a minimum rent of $420,000 to SPI.  In 
addition, the facility will pay a negotiated percent-
age of gross sales in excess of the guaranteed mini-
mum rent. 
 
Other Revenue-Generating Uses 
 
Sponsorship and Fundraising 
 
Sponsorship and fundraising efforts are used by 
many parks organizations to provide funding for on-
going operations and maintenance as well as one-
time capital costs.  It is anticipated that Sustainable 

 Representative Multi-Purpose Event Facilities 

Venue Town 
Cost per 
Person 

Capacity 
Outdoor 

Area 
Catering 
On Site 

Guest 
Rooms 

Abigail Kirsch at Tappan 
Hill Tarrytown $110+ 410   x   

Antun's of Westchester Elmsford $35 - $80 250 x x   

Beckwith Pointe New Rochelle $80+ 600 x x   

Carib New York New Rochelle $35 - $100 300+   x   

Country Manor Catering at 
Holiday Inn Mt. Kisco $50 - $80 200   x x 

Cortlandt Colonial Cortlandt Manor $55 - $90 200 x x   

Crystal Bay Caterers Peekskill $65 - $99 240 x x   

Dolce Tarrytown House Tarrytown $125 - $195 400 x x x 

The Fountainhead New Rochelle $80 - $115 500   x   

Glen Island Harbor Club New Rochelle $90+ 600   x   

Julianos Caterers New Rochelle $40 - $75 250   x   

The Manor House Hastings-on-Hudson $60+ 400 x x   

The Riverview Hastings-on-Hudson $65+ 230 x x   

Sinapi's Ceola Manor Jefferson Valley $65 - $90 250 x x   
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Playland will initiate an active and on-going fund-
raising campaign that will be used to sponsor special 
events such as the Fourth of July fireworks, fall and 
winter holiday celebrations and other special 
events. 
 
An example of revenues generated from these 

efforts is shown in the following chart: 
 
Based on conversations with companies that pro-
vide third-party management of public parks, there 
is an opportunity to develop a sponsorship and 
event program at Playland Park given its proximity 
to major corporations such as Pepsi, IBM, and Star-
wood Hotels among others.  According to park man-
agement consultants, SPI could expect to generate 
approximately $150,000 from sponsorship and 
events in its first few years of operation, growing 
significantly as the visibility and popularity of the 
park is further established. 

Fundraising & Sponsorship Examples 
Name Location Amount Raised Notes 

Central Park Conservancy Manhattan $8.6 Million 
Represents 43.9% of O&M 
budget 

Prospect Park Alliance Brooklyn $4 Million 
Represents 36.1% of O&M 
budget 

Brooklyn Bridge Park 
Conservancy 

Brooklyn $935,000 
Used for programming 
activities  

Randall’s Island Sports 

Foundation 
Manhattan $10 Million One-time donation 

Asphalt Green Manhattan $940,000 
Unrestricted funding from 
special events and 
contributions 
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III. BUSINESS TERMS 

Financial Structure 
 
Our proposed financial structure flows from the 
management structure:  again, our aims are to en-
sure that the over-arching social, programmatic, 
design and economic goals of the County and SPI 
are met, while also ensuring that risk to both the 
County and SPI are limited to ensure a long-term 
sustainable operating framework for Playland as 
both a park and a business.   
 

Capital Retrofit  
 
As discussed elsewhere in this proposal, significant 
capital investment will need to be made in Playland 
to ensure that the vision set forth becomes reality.  
As detailed in the attached pro forma, SPI antici-
pates an initial capital investment of $33.5 million, 
which breaks down as follows:  

Specific assumptions to support these costs are de-
tailed in the pro forma. 
 
Over the last several weeks, we have worked with 
our design team, consultants and individual opera-
tors to refine this budget and schedule and establish 
a financing structure that includes the following ele-
ments: 
 
 Investment in open space, the administrative 

building from which SPI and its Asset Manage-
ment Company will support Playland opera-
tions, and in core infrastructure, principally the 
main drive and parking area, will be made by 

 Rye YMCA, and the Music Conservatory of 
Westchester.  Generally speaking, a local develop-
ment corporation (“LDC”) that is authorized to issue 
tax-exempt bonds for not-for-profits is identified 
and becomes the VRDB issuer.   One such local LDC 
is the one created for Dobbs Ferry in Westchester 
County that has extra-territorial jurisdiction.  Similar 
issuers exist in other states, which is important, be-
cause the New York State enabling legislation for 
this form of financing has lapsed, but in the event it 
is not timely renewed, SPI has concluded that it 
could, and will, use an out-of-state local develop-
ment corporation issuer.   
 
The effect of use of this financing structure is to 
maximize the use of private debt and equity financ-
ing by individual operators and minimize the use of 
low cost, long-term VRDB financing.  As discussed in 
the following section, this, in turn, lowers the rent/
lease payments by the operators to SPI and yields a 
most conservative projection of SPI-level NOI and 
annual lease payments to Westchester County.   
Alternatively, SPI would consider – and could have 
shown -- the entire $33.5 million investment being 
financed via VRDB financing, with the assumption 
that we would then negotiate with the individual 
operators to guarantee and pay debt service on 
their respective portions of the capital budget.  As a 
result, those operators would pay significantly high-
er rent/lease payments because they would benefit 
from the lower debt service costs available to SPI as 
a not-for-profit entity through a tax-exempt bond 
financing.  In turn, SPI would make higher rent pay-
ments to the County.  SPI believed that such a 
presentation would present an unduly rosy picture 
of the likely outcome for the County.     
    
The actual ultimate strategy will almost certainly be 
to fund the capital expenditures through a combina-
tion of equity from the individual operators, VRDB 
financing to largely replace private debt financing 
that the operators would otherwise incur, and a 
capital campaign undertaken by SPI.  We will work 
with Westchester County to refine the exact per-
centages and details of a capital structure that will 
be designed to optimize financial sustainability, 
maximize annual payments to Westchester County, 

SPI.  As shown above, initial capital investment 
in these elements totals $7.3 million.  In addi-
tion, the Ice Casino, the only currently profitable 
operation on site, will be operated by SPI to en-
sure a source of short term operating income, 
and therefore capital reinvestment in this facili-
ty will also be made by SPI.  Hence total initial 
capital investment by SPI will be just over $8 
million.   

 
 SPI’s portion of the capital expenditures will be 

funded through the sale of tax-exempt variable 
rate demand bonds (VRDBs) issued by an appro-
priate local development corporation (“VRDB 
financing”) coordinated with a capital campaign 
to be undertaken by SPI to generate funds that 
will be used to pay down a portion or all of the 
VRDB financing.  The VRDB financing is assumed 
to have a 20 year term and a 4% interest rate.  
SPI has identified a number of potential sources 
for the capital campaign and has had initial dis-
cussions with a number of them.  For purposes 
of this proposal, we have assumed that the capi-
tal campaign will succeed in raising funds suffi-
cient to pay down 50% of the SPI debt shortly 
after bond issuance.   

 
 The bulk of the overall required capital invest-

ment – that required to make the other, reve-
nue-generating program elements successful – 
will be made by the individual operators of 
those program elements.  Conversations with 
multiple potential operators have made it clear 
that they will fund their piece of the capital ex-
penditures through a combination of debt and 
equity, estimated to be 65% and 35%, respec-
tively.  The cost of private debt financing, all in, 
is estimated to be approximately 7% or LIBOR 
(currently 30 basis points or “bps) +669 bps (100 
bps = 1%). 

 
The financing strategy outlined above is fairly com-
mon and has been successfully implemented by non
-profit organizations not only in Westchester County 
and New York State but throughout the United 
States.  Regional precedents include the Jacob Burns 
Film Center, the Arts Council of Westchester, the 

III. BUSINESS TERMS 

* THE RESPONDENT BELIEVES THAT THIS INFORMATION IS PROTECTED FROM   

   DISCLOSURE UNDER THE STATE FREEDOM OF INFORMATION LAW  

Use of Funds $ (M) 

Open space investments $5.0 

Revenue-generating program elements, exclusive of Ice Casino 25.1 

Ice Casino 1.0 

Support facilities and infrastructure 2.2 

Total   
Difference between line items and total is due to rounding 

$33.5 

 



 2 

 

III - 

and ensure appropriate financial returns and incen-
tives for private operators to ensure profitability of 
their operations. 
 

Ongoing Capital Reinvestment 
 
As Westchester County well knows, regular, on-
going reinvestment in the open space assets and 
infrastructure is necessary to guarantee the long 
term sustainability of Playland.  We assume an an-
nual payment by SPI into a Capital Reserve Fund set 
in the amount of approximately $420,000 or 5% of 
SPI’s initial capital investment.  These funds will en-
sure appropriate capital maintenance of the facili-
ties SPI intends to operate itself.   
 

Operating Budget 
 
Once the initial capital program is completed, and 
operating income and expenses stabilize, we antici-
pate total annual SPI revenues of approximately 
$4.5 million and annual operating expenses of ap-
proximately $2.7 million for total net operating in-
come (“NOI”) of approximately $1.8 million.  This 
will amply support SPI VRDB repayment and contri-
bution to the Capital Reserve Fund, leaving approxi-
mately $1.2 million as annual rent payment to 
Westchester County, based on an NOI-sharing for-
mula to be negotiated.  These financial assumptions 
are summarized in the following chart.   

 such services and by reference to the costs of similar 
operations at parks of national note, including 
Brooklyn Bridge Park, Millennium Park, and the High 
Line.   

Clearly, the viability of our proposal depends upon 
the reasonableness of the estimates being em-
ployed for both lease payments by operators of rev-
enue-generating program elements and the cost of 
the Asset Management Company.  With respect to 
the former, we have had extensive conversations, 
begun negotiations and obtained letters of intent 
from numerous potential operators of those pro-
gram elements.  Summary pro formas for the opera-
tions of each of these proposed operator types are 
attached, all of which were prepared with the assis-
tance of those potential operators.  Of particular 
note is the fact that we show these entities’ collec-
tive stabilized year operating income to be $24.2 
million, with offsetting operating expenses of about 
$20 million.  This NOI will amply support the private 
debt financing that we have estimated for the indi-
vidual operators on the terms outlined here.  The 
weighted average of their cash on cost return is a 
healthy 14%.   
 
Likewise, our estimates of the costs to maintain the 
open space and other program elements to be 
maintained by an Asset Management Company 
working under contract to SPI have been extensively 
vetted both with one of the major local providers of 

III. BUSINESS TERMS 

* THE RESPONDENT BELIEVES THAT THIS INFORMATION IS PROTECTED FROM   

   DISCLOSURE UNDER THE STATE FREEDOM OF INFORMATION LAW  

SPI Income $ (000) 

Tenant Payments $2,623 

Ice Casino NOI 274 

Other SPI-Operated Programming 105 

Special Events, Licensing & Sponsorship 1,500 

SPI Expenses  

Asset Management Company 2,471 

SPI Administration 250 

NOI  (EBITDA) 1,780 

VRDB Repayment  167 

Capital Reserve Contribution 419 

Lease Payment to Westchester County 
Difference between line items and total is due to rounding 

1,194 
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RESPONDENT 
 
Sustainable Playland, Inc. 
P.O. Box 768 
Rye, NY 10580 
 

SPI Executive Board of Trustees 
 
Dhruv Narain - President 
Dhruv Narain is a Managing Director, Founder and 
Co-Head of the Restructuring/Special Situations 
Group at Goldman Sachs & Co in New York since 
2004.  Prior to joining Goldman Sachs, Dhruv was Co
-Head of the Restructuring Group at DLJ/Credit 
Suisse. Dhruv started his career at Kidder Peabody 
and also worked at CIBC. 
 
Dhruv graduated with a BA in Economics from Pan-
jab University in India and an MBA in Finance from 
the William E. Simon Graduate School of Business at 
the University of Rochester.  
 
Peter Rukeyser - Treasurer 
Peter L. Rukeyser is a Managing Director at UBS Pri-
vate Wealth Management in New York. Peter advis-
es a select group of ultra high net worth families, 
foundations & endowments on their investment 
strategies. Prior to joining UBS, Peter was a Manag-
ing Director in Morgan Stanley's Private Wealth 
Management group for 15 years. He also worked for 
Prudential Investment's Leveraged Buyout Group in 
the early 1990s. Peter graduated with an A.B. de-
gree in Economics from Harvard College and later 
received an M.B.A. in Finance from the University of 
Pennsylvania's Wharton School. 
 
Sandhya Subbarao - Secretary  
Sandhya Subbarao has lived in Rye, with her hus-
band and two children, since 1997. She has been 
actively involved in several community activities and 
served on the Boards of the Rye Arts Center, the 
League of Women Voters of Rye, Rye Brook and 
Port Chester, and the Indo-American Arts Council in 
New York.  
Conscious of her heritage and with a desire to give 
her children a sense of community, Sandhya has 

designed and supported diversity initiatives at sever-
al organizations including The Rye Arts Center where 
she conceived, co-coordinated and managed the five
-week long, "Colors of India" festival and at Rye 
Country Day School where she served on the Strate-
gic Planning and Advisory Committee for Diversity.  
 

She is a graduate of the Bombay University in India in 
Commerce and Accounting and holds an MBA in Fi-
nance, International Business and Public Policy from 
the William E. Simon Graduate School of Business 
Administration at the University of Rochester, NY.  
 

Joseph P. Carlucci  
Joe is a Partner at the law firm Cuddy & Feder and is 
responsible for the industrial development revenue 
bond practice. He has been involved in matters rep-
resenting both large and small corporations dealing 
with a full range of corporate issues. In addition to 
Joe's wide ranging corporate and real estate practice, 
he is one of the county's most active counselors in 
connection with industrial development agency reve-
nue bond financings, including "straight lease" trans-
actions. Joe has previously served as an agency chair, 
and now represents borrowers, underwriters and 
issuers in transactions throughout the New York met-
ropolitan area, as well as in a number of states 
throughout the country.  
 
Kim M. Morque  
Mr. Morque is President and Director of Develop-
ment with Spinnaker Real Estate Partners LLC; a real 
estate development and management company 
based in Norwalk, Connecticut. Kim is responsible for 
all land use, zoning and pre-development planning 
for the company. In addition he oversees the proper-
ty management and operations functions for the 
company.  
 
Kim is former Chair of the Westchester Fairfield Dis-
trict Council of the Urban Land Institute and a mem-
ber of the Responsible Property Investors Council of 
the ULI. He is past President of the Westchester/
Fairfield Board of the National Association of Indus-
trial and Office Parks, (NAIOP) and currently serves 
on the Board.  
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AMUSEMENT OPERATOR 
 
Mega Funworks 

 
Mega Funworks, based in Highland, New York, owns 
and operates Splash Down Beach, a family-oriented 
waterpark in Fishkill, New York.  Designed specifical-
ly for younger children, Splash Down Beach provides 
a unique family entertainment venue on 17 acres in 
Dutchess County, New York including food facilities, 
arcade games and year-round events. The venue 
was purchased by Mega Funworks in 2004 and to-
day operates with a seasonal staff of over 250 em-
ployees. 
 
For the 2011 season, Splash Down Park and HIT En-
tertainment, a United Kingdom-based entertain-
ment company which owns and controls over 50 
internationally-renowned brands including Thomas 
& Friends and Barney & Friends, entered into an 
agreement to develop the first permanent Bob the 
Builder ™ amusement attraction in North America.   
 
Mega Funworks president Steve Turk has been in-
volved in the hospitality and entertainment busi-
ness for over 30 years. In 2001, he purchased Rock-
ing Horse Ranch in Highland, New York from his 
family, which originated the facility over 50 years 
ago,  and expanded its offerings to include an in-
door water park in addition to horseback riding, 
special events and overnight accommodations.  To-
day, Rocking Horse continually receives the prestig-
ious AAA 3 Diamond rating as well as accolades for 
the property’s award-winning landscaping and gar-
dens. 
 
Steve currently sits on the Dutchess County Tourism 
Council and has served on the Board of Trustees for 
The Community Foundation of Dutchess County. 
 
Dream Park International 
 
Joining the Mega Funworks team for Playland Park 
will be Dream Park International, a consulting firm 
that focuses on the family entertainment business 
from initial concept to design and construction. 

Founded over thirty years ago, the Dream Park  
team, headed by Don McCrary, has built an associa-
tion with Architects, Theme Designers, Water Park 
Operators, Engineers and other construction profes-
sionals. 
 
Mr. McCrary has participated in hundreds of projects 
designs and more than 35 completed projects both 
large and small.  Mr. McCrary has worked on several 
significant projects throughout his career including 
Lotte World and Lotte Sky Plaza in Korea, Leofoo Vil-
lage in Taiwan, Bosque Magico Theme park in Mexico 
including master planning for multiple theme enter-
tainment venues in the USA such as Hershey Park, 
Universal Studios City walk and Six Flags Fiesta Texas 
just to name a few.   
 
Other experience includes: 
 
Atlanta, Georgia 
As head of all projects in located in the western hem-
isphere and Europe, Don manages all project pro-
curement, management, design and client interac-
tion. He also overseas product design and manufac-
ture for Dreampark’s line of water park attractions to 
be shipped to projects around the world. Current 
projects include the $35 million Galveston Island His-
toric Pleasure pier for the Landry’s Corporation the 
$100 million renovation of Lotte World Magic Island 
in Soul Korea and portions of the Universal Studios 
Singapore Waterpark. .    
 
2007-2009 
Development Dept. Engineering & Architecture 
Kalahari Resorts and Waterpark 
Wisconsin Dells Wisconsin and Sandusky, Ohio 
Mr. McCrary participated in all facets of the opera-
tion and continued upgrade of two major resorts and 
waterparks.  Part of the team working to develop a 
new $250 million resort and indoor waterpark slated 
for Fredericksburg Virginia slated to open in 2011. 
Team members included Aquatic Development 
Group, Pro-slide technology and several other associ-
ated architectural and engineering firms. 
 
1997-2007: 
Stockholder / Associate 

Bullock, Smith & Partners, Inc. 
Knoxville, Tennessee 
As project manager Don completed master planning 
and thematic design for the firm’s many theme park 
and entertainment center projects, including Holiday 
World in Indiana USA, Fantasy World in The Philip-
pines, NASCAR Café in Las Vegas, Orlando and Pigeon 
Forge, and the Six Flags Fiesta Texas Five-Year Master 
Plan in San Antonio, Texas.  He also completed master 
planning and concept design for a Country and West-
ern based theme park located just outside of Sao Pau-
lo Brazil.  
 
1985-1997:  
Project Manager – Specialty Designer 
Battaglia Associates, Irvine, California 
 
 
References 
 
Fishkill Town Government 
Joan Pagones, Fishkill Town Supervisor                                                                                    
Robert LaColla Fishkill Town Councilman                                                                                            
807 Route 52, Fishkill NY 12524 
Phone: 845-831-7800 
 
Dutchess County Dept. of Health                                                                              
Michael Caldwell, MD Commissioner                                                                            
387 Main Street 
Poughkeepsie, NY 12601 
Voice (845) 486-3400    
 
Dutchess County Tourism  
Mary Kay Vrba, Director                                                                                                                             
3 Neptune Road, Suite Q-17  
Poughkeepsie, NY 12601-5545                                                                 
Phone: 845-463-4000 / 800-445-3131  
 
Riverside Bank 
Barbara Malley, Executive Vice-President 
150 Main Street 
Fishkill, New York 12524 
(845) 896-9300 
 
Dutchess County Regional Chamber Of Commerce 
Charles North, President 
One Civic Center Plaza Suite 400 

Poughkeepsie, New York 12601 
(845) 451-1700 
Ulster County Government 
Michael P. Hein, Ulster County Executive 
P.O. Box 1800 
Kingston, New York 12402 
(845) 340-3636 
 
Ulster County Chamber of Commerce  
Ward Todd, President 
214 Fair Street 
Kingston, NY 12401 
Tel: (845) 338-5100 / Fax: (845) 338-0968 
 
Ulster County Tourism Board 
Richard Remsnyder – Director 
10 Westbrook Lane 
Kingston, New York 12401 
(845) 340-3566 
 
Town of Plattekill  
Bruce Loertscher, Supervisor 
1915 Route 44-55 Modena 
New York 12548     
(845) 883-7331 
 
New Paltz Regional Chamber of Commerce 
Joyce Minard, President 
257 Main St. 
New Paltz, NY 12561 
(845) 255- 0243 
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RESPONDENT TEAM 
 
Design Constructs 
35 Halsted Place 
Rye, NY 10580 
646-879-2429 
 
HR&A Advisors, Inc. 
99 Hudson Street, 3rd Floor 
New York, NY  10013 
212-977-5597 
 
AP Construction Company 
707 Summer Street, 3rd floor 
Stamford, CT 06901-1026  
203-359-8500 
 
Divney Tung Schwalbe, LLP 
1 North Broadway 
White Plains, NY 10601 
914-428-0010 

 
 
FIRM DESCRIPTIONS 
 
Design Constructs 
 
Design Constructs was founded by Douglas McKean 
in 1992 to transform the way buildings are thought 
of as assets and is committed to their sustainability - 
to make buildings carbon neutral, far exceeding cur-
rent building standards and even LEED (TM) Plati-
num requirements!  Our mantra is - in the words of 
the Great Law of the Iroquois Confederacy - “In our 
every deliberation, we must consider the impact of 
our decisionmaking on the next seven genera-
tions.”  To us, sustainability is not a ‘buzz word’, it is 
a paradigm shift.   
 
HR&A Advisors, Inc. 
 
HR&A Advisors, Inc. is an industry leader in econom-
ic development, real estate and public policy con-
sulting. Equipped with a unique understanding of 
the intersection of the public and private sectors, 

 Divney Tung Schwalbe, LLP 
 
Founded in 1972, Divney Tung Schwalbe (DTS) is a 
team of land use professionals who help clients to 
envision and achieve successful and responsible de-
velopment projects. 
 
DTS serves a wide range of private and public clients 
throughout the New York Tri-State Region and be-
yond—from corporate headquarters and institution-
al facilities to residential communities, historic prop-
erties and recreational sites. 
 
The leadership, knowledge and experience of the 
DTS partners have been instrumental in creating the 
firm’s vision and guiding it to become one of the 
most respected and effective land use firms in the 
region. 
 

ADVISORY TEAM 
 

Biederman Redevelopment Ventures  
Park Redevelopment, Management and Planning 
 
Harrison Edwards  
Public Relations and Marketing 
 
Jonathan Rose Companies  
Green Real Estate Policy, Planning, Development, 
Civic Development and Real Estate Investments 
 
Jones Lang LaSalle  
Real Estate Services, Leisure Consulting and Program 
Management 
 
Rockwell Group  
Playground Design, Architectural Design Collabora-
tion 
 
Tupper Thomas  
Park Management and Community Affairs 
 
Wos & Wos Development Corporation 
Real Estate Development, Consulting and Manage-
ment 
 
See www.sustainableplayland.org for more detail. 

HR&A has served a diversity of clients since 1976. 
 
With corporate offices in New York and Los Angeles, 
HR&A's clients include the nation's most prominent 
real estate developers, corporations, financial insti-
tutions, not-for-profit organizations, universities, 
public and quasi-public agencies. 
 
HR&A excels at developing economic growth and 
implementation strategies for mixed-use develop-
ments, affordable housing, waterfront revitalization, 
transportation, energy efficiency, brownfields, and 
parks. We provide solutions that create value for 
our clients by maximizing public benefit and mini-
mizing private investment risk. 
 
AP Construction Company 
 
A.P. Construction Company, based in Stamford, Con-
necticut, provides construction management and 
general contracting services for a broad range of 
clients. The company is experienced in all types of 
construction, including corporate interiors, educa-
tional facilities, healthcare and municipal facilities 
and selective residential properties. 
 
A.P. Construction’s skill and expertise has developed 
from being part of a full service national firm with 
experience as owners and managers of prime com-
mercial real estate. The company’s services are de-
livered by its dedicated professional team that is 
committed to providing the highest level of personal 
service to its clients. 
 
By exceeding the needs of owners and architects 
through its team approach and attention to detail, 
A.P. Construction has a reputation for quality, integ-
rity, reliability and efficiency. 
 
To achieve each project’s goals, we have established 
guidelines that we follow starting from the pre-
construction, budgeting and conceptual phase and 
carrying through the final project documentation. 
Each step is clear, concise, direct in its goal, and pro-
duces the desired end result. 
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RESUMÉS OF KEY PERSONNEL 
 
Douglas McR. McKean, AIA, RLA, LEED AP 
 
Doug McKean is an Architect, Landscape Architect, 
and LEED Accredited Professional, and the founder 
of Design Constructs, a sustainable design con-
sulting firm based in Rye. His firm is the lead con-
sultant for Sustainable Playland, Inc.'s response to 
Westchester County's recent Request for Proposals. 
Playland has fascinated McKean for more than 30 
years, having completed his Master's thesis on the 
reinvention of Playland in 1979. 
 
McKean's professional projects include managing 
the Grand Central Terminal, which won a Presiden-
tial "Award for Design Excellence" for Outstanding 
Achievement in Design for the Government of the 
USA. 
 
Even before Playland was designated a National His-
toric Landmark, Doug's thesis plan respected, re-
tained and restored the historic buildings and layout 
of the park - including the central Promenade, much 
of which had been lost to fires and was degraded 
with flashing plexiglass panels (an inappropriate 
change to the historic colonnade which remains to-
day). Additionally, Doug's plan recognized and re-
spected the sensitive environmental conditions of 
the lake and wildlife area at the north end of Play-
land which has since become the Edith Read Natural 
Park and Wildlife Sanctuary. 
 
Kate Coburn, Candace Damon & Danny Fuchs 
 
Kate Coburn, HR&A Partner, has been a key player 
in the real estate industry for over twenty five 
years, specializing in the retail and restaurant arena. 
Her work focuses on incorporating retail and com-
mercial uses into public and private development 
projects as activating components. She has a back-
ground in strategic planning, leasing and marketing 
of mixed-use urban complexes, downtown revitali-
zation strategies, and retail programming of areas 
that attract a large number of tourists and visitors. 
Prior to joining HR&A in November of 2010, Kate 

 fiscal impact analysis, and multidisciplinary project 
management. His recent work includes two pier re-
development efforts in the Hudson River Park, a de-
velopment framework for Newark’s Passaic water-
front, a strategic plan for London’s Olympic Park 
Legacy Corporation, and projecting the economic 
and fiscal impacts of nearly $20 billion in real estate 
development. He holds a B.A. from Yale University 
with distinction in architecture and urban studies. 
 
Kate Coburn will serve as Project Director for the 
duration of the project, and will be joined by HR&A 
Vice Chairman Candace Damon, and HR&A Senior 
Analyst Danny Fuchs, who will serve as Project Man-
ager. Kate, Candace and Danny will also be support-
ed by HR&A’s analytic staff in our New York City 
office. 
 
Nick Everett 
 
Mr. Everett is Senior Vice President and Director of 
Business Development for A.P. Construction Compa-
ny, a division of The Ashforth Company. He is re-
sponsible for marketing investigation and strategy, 
client development and maintenance, and proposal 
formulation for the Company’s Connecticut and 
New York offices. 
 
Mr. Everett joined the Company in 1993 as Vice 
President & Director of Operations for A.P. Con-
struction’s Westchester County, NY office. His major 
accomplishments include the successful manage-
ment of EastRidge Properties’ $50 million capital 
improvement program, the development of a tenant 
construction standards program for EastRidge Prop-
erties, and the development of a broad client base 
throughout Westchester County. 
 
In 1997, Mr. Everett initiated site identification 
efforts with Benchmark Assisted Living for assisted 
living facilities in Connecticut. 
 
Prior to joining A.P. Construction, Mr. Everett was 
Vice President of Planning for Lexington Develop-
ment Group in Greenwich, CT. He was responsible 
for the successful management of construction pro-
jects including a renovation/expansion of a 100-

served as a Partner with Economics Research Associ-
ates (ERA) and later, a Partner with AECOM Eco-
nomics. Kate’s ability to understand the needs of 
the developer and tenant-- from the initial concept 
presentation, through site selection, lease negotia-
tion, design development, construction – has creat-
ed significant bottom-line results for both parties. 
Kate’s work includes providing a retail demand anal-
ysis and merchandising strategy for the redevelop-
ment of South Street Seaport by General Growth 
Properties. Kate has also provided concessions plan-
ning for Fordham Plaza and Station Plaza Park in 
New York City. Additionally, for over ten years, she 
served as Vice President-Retail Leasing and Mar-
keting for the 18-building Rockefeller Center devel-
opment in New York. In that capacity she was chief 
strategist, responsible for planning, marketing and 
leasing over 800,000 square feet of retail and res-
taurant space in that mixed-use complex. 
 
For more than 20 years at HR&A, Partner Candace 
Damon has been responsible for successful strate-
gies for the redevelopment of urban downtowns 
and waterfronts in diverse locales such as New York 
City, Charlotte, Memphis, Philadelphia, Boulder, 
Tucson, San Diego and Toronto. Her specific areas of 
expertise include: ensuring the long term viability of 
urban open space; and strategizing the redevelop-
ment of downtowns and waterfronts. Candace’s 
previous work includes leading a development feasi-
bility study for Pier 40, a 15 acre pier in Hudson Riv-
er Park. Currently, she’s working with a master plan-
ning team to recommend financing strategies for 
capital improvements in St. Paul’s Great River Park. 
She is also working on behalf of the Atlanta Belt Line 
Corporation, to provide recommendations regarding 
space programming, concessions, and real estate 
development opportunities for the Belt Line. She is 
advising on operations, maintenance and funding 
strategies for the open spaces as well as recom-
mending space programming, concessions, and real 
estate development opportunities. She is an Am-
herst College and Harvard Law School graduate. 
 
Danny Fuchs brings experience in infrastructure de-
velopment, waterfront revitalization strategies, pub-
licprivate real estate transactions, economic and 
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room hotel and restaurant, a retail building in 
Greenwich, and several residential developments in 
Westchester and Fairfield counties. 
 
Mr. Everett was also an associate landscape archi-
tect for Peter G. Rolland & Associates in Rye, New 
York and a senior landscape architect for National 
Capital Development Commission in Canberra, Aus-
tralia. 
 
Mr. Everett is a cum laude graduate of Harvard Col-
lege where he majored in US History. He received 
his Masters in Landscape Architecture from the Har-
vard Graduate School of Design and was a recipient 
of the Jacob Weidenman Prize, which is a traveling 
fellowship for research and travel in five Scandinavi-
an countries. 
 
Andrew V. Tung, ASLA, Esq., LEED AP 
 
Andrew Tung has over 30 years of experience in 
environmental planning, regulatory processing and 
project management for institutional, corporate and 
developer clients.  He is a registered landscape ar-
chitect, a lawyer, and a LEED-accredited profession-
al.  He believes that careful planning of both a pro-
ject site and its approval process are critical to 
achieving the successful and sustainable use of land. 
 
Andrew has recently been the principal-in-charge of 
the firm’s services provided for the expansion of the 
Phelps Memorial Hospital facilities and affiliated 
Kendal on Hudson continuing care retirement com-
munity in Sleepy Hollow, New York; the integration 
of multifamily residential use into the former Read-
er’s Digest corporate campus in Chappaqua, New 
York for Summit/Greenfield; and the proposed re-
development of the former General Motors assem-
bly plant site in Sleepy Hollow, New York.  His de-
sign experience, legal training and project manage-
ment expertise help our clients to formulate the 
integrated strategies required to obtain timely ap-
provals for their development projects. 
 
Prior to joining Divney Tung Schwalbe in 1985, An-
drew was an associate and project landscape archi-
tect for Peter G. Rolland & Associates, for whom he 

managed the firm’s Australian office during the first 
18 months of its commission as landscape architect 
for the new Parliament House.  He has a Bachelor of 
Arts in Architecture from Yale University, a Master 
of Landscape Architecture from the University of 
Virginia, and a Juris Doctorate from Pace University 
School of Law.  He is a licensed landscape architect 
in New York, Connecticut and New Jersey and was 
admitted to the bar in New York and Connecti-
cut.  Andrew also serves as president of the 
Westchester Municipal Planning Federation and is a 
former chairman of his village planning board. 
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V. EVALUATION CHECKLIST 

COUNTY’S FIVE E’s  FEASIBILITY SCORECARD 

 

Economics - Financially viable long-term business model: YES  

Environment - Appropriate to local surroundings:   YES 

Entertainment - Consistent with mission of a park:   YES 

Experience - Confidence in proposer’s track record:   YES 

Expectations - Realistic chance of completion:    YES 


