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Dear Ms. Dym: 

The Westchester County Planning Board has received a site plan (dated revised January 27, 2021) and 
related materials for the proposed construction of a CVS Pharmacy on a 3.3-acre site consisting of three 
properties located at 77 and 81 Route 6 (SBLs 4.20-1-8, 9, and 10). These three parcels are to be 
combined into one property, and one single-family dwelling on the site will be demolished. The site is 
located in the NS – Neighborhood Shopping District, and is located on the municipal border with the 
Town of Carmel, Putnam County. Across Route 6 from the site lies the Somers Commons Shopping 
Center, the Mews senior housing development and the Avalon Somers multifamily residential 
development.  
The new pharmacy building is to be 14,812 square feet and will include an associated drive-through. A 
parking lot with 76 spaces would be provided utilizing a new two-way driveway to be installed at the 
existing signalized intersection of Clayton Boulevard and Route 6. A second exit-only driveway would 
be installed on the west side of the site to facilitate the drive-through. Interior sidewalks would provide 
pedestrian access from the building to the existing sidewalk along Route 6, and a new crosswalk is to be 
installed across Route 6 to connect the site to the residential developments and the shopping center. An 
area variance is required to permit the drive-through, which would be utilized for prescription medication 
retrieval. 

We have no objection to the Somers Planning Board assuming Lead Agency status for this review. 

We have reviewed this matter under the provisions of Section 239 L, M and N of the General Municipal 
Law and Section 277.61 of the County Administrative Code and we offer the following comments:  

1. Pedestrian and bicycle connectivity in the Baldwin Place hamlet.  

The Town has been successful in recent years in developing the Baldwin Place hamlet with a mix of 
uses that, while separated into separate commercial and residential spaces, are connected via sidewalks 
to facilitate a basic level of walkability.  However a complete circulation system for pedestrians and 
bicycles has yet to be realized in Baldwin Place overall, and the lack of sidewalks in certain locations 
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creates a barrier between the hamlet and Empire State Trail system, which passes through the hamlet, 
yet has very poor access.   

We urge the Town to continue towards the goal of a complete sidewalk system throughout the hamlet. 
This can be accomplished by requiring sidewalks along the entire street frontage of all new developments 
in the hamlet, including this application which does not currently show a sidewalk along its entire 
frontage. We also recommend the site plan be revised to place a pedestrian entrance facing Route 6 to 
create a more pedestrian-friendly streetscape. We point out that these revisions would be consistent with 
the Town Comprehensive Plan’s goal of establishing safe pedestrian connections within the Baldwin 
Place hamlet.  

2. Excessive parking.  

Although the site plan provides 76 parking spaces in accordance with zoning which requires 74 parking 
spaces, we urge the Town to consider if the provision of this many parking spaces is excessive, 
particularly in light the site’s location within walking distance of large multi-family communities to the 
south. Given the sensitivities discussed below with respect to stormwater management and drinking 
watershed protection, we urge the Town to consider working with the applicant to landbank the parking 
on the eastern portion of the site. These parking spaces are located the furthest from the store entrance 
and would avoid the need to route an existing watercourse through a culvert as discussed below.  

3. Stormwater management.  

The eastern side of the site appears to be traversed by an above-ground swale that carries stormwater 
outflow from a stormwater management basin associated with the shopping center on the south side of 
Route 6.  This swale connects to a series of ponds and wetlands that ultimately drain to the Muscoot 
River and the NYC Water Supply System. Because so much of the eastern portion of the site will be 
developed with parking, the site plan relies on subsurface stormwater quality and retention infrastructure 
and proposes that the swale be converted into an underground culvert which would accept the outflow 
from the stormwater infrastructure beneath the parking.  

Because subsurface stormwater devices can be of diminishing effectiveness over time if not properly 
cleaned and maintained, and because these devices would be piped directly to a watercourse that feeds 
a metropolitan drinking water system, we recommend avoiding the subsurface practices associated with 
parking that could potentially be reduced or landbanked. We recommend the applicant consider 
providing more above ground stormwater treatment measures, including rain gardens which can be 
incorporated into the site’s landscaping.  Permeable paving surfaces should also be considered for certain 
portions of the parking area which receive lighter use.  

4. Croton Watershed protection.  

The site is located in the Croton Watershed. The proposed development will entail site disturbance during 
construction and will result in the creation of new impervious building and parking lot surfaces. 
Components of the site development may be subject to compliance with the New York City Department 
of Environmental Protection (NYC DEP) Rules and Regulations for the Protection from Contamination, 
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Degradation and Pollution of the New York City Water Supply and its Sources, including the preparation 
of a Stormwater Pollution Prevention Plan. Therefore, erosion and sediment control and stormwater 
runoff water quality protection - both during and after construction - are of critical importance. 

5. NYS DOT review.  

Route 6, also known as Birdsall Road, is a State highway. The Town should forward a copy of the 
application to NYS DOT to identify any required permits for the proposed project and to evaluate 
potential traffic impacts to Route 6. 

6. Provisions for recycling.  

The Town should request the applicant to verify that sufficient space will be available to store recyclables 
under the County recycling program, which includes plastics numbered 1 through 7. County regulations 
for plastic recycling may be found at: http://environment.westchestergov.com. 

7. Green building technology and bicycle parking.  

We recommend the applicant consider the potential for including “green” or sustainable building 
methods and technologies into the proposed plan. The applicant should also provide bicycle racks in 
front of the store, consistent with our recommendations above. Bicycle parking can be an important 
amenity due to the proximity of the North County Trailway which is now a part of the Empire State Trail 
system.  

Please inform us of the Town’s decision so that we can make it a part of the record. 

Thank you for calling this matter to our attention. 

Respectfully, 
WESTCHESTER COUNTY PLANNING BOARD 

 
By: 

 
Norma V. Drummond 
Commissioner 

NVD/MV 

cc: Lance MacMillan, Regional Director, NYS DOT Region 8 
Anne Darelius, NYS DOT Region 8 
Christopher Lee, NYS DOT Region 8 
Cynthia Garcia, Bureau of Water Supply, SEQR Coordination Section, NYC DEP 

 

Archived File - May Not Be ADA Compliant


