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Dear Mr. LaValla: 

The Westchester County Planning Board has received a site plan (revised March 4, 2022) and related 
materials for a site plan application to construct a new one-story commercial building on a six-acre site. The 
property is listed as 130 Midland Avenue (NYS Highway 63-7) (SBL 142.53-1-5), and is surrounded by 
various large-scale commercial buildings and strip commercial development, with some residential uses also 
in the site’s vicinity. The site is located within the CD-4 – General Urban character district, and currently 
hosts a vacant grocery store and other retail units in a building which is proposed to be demolished.   

The proposed building would contain 80,000 square feet of retail space for use as a Floor and Décor store. 
The building would be located over the existing building footprint, with extensions to the south and 
northwest. The applicant proposes to reutilize most of the existing parking lot, but a quadrant of the site 
would be set aside for a future 8,500 square foot accessory retail building that would front along Midland 
Avenue. A separate 33-space parking lot would be created for this building. Total parking on the site would 
provide 229 spaces. The existing lot would be retrofitted with medians, and the existing driveway would be 
slightly widened to 57.5 feet to provide interior turning lanes. 

We have no objection to the Port Chester Planning Commission assuming Lead Agency status for this 
review. 

We have reviewed the site plan 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. Consistency with County Planning Board policies.  
The County Planning Board’s long-range planning policies set forth in Westchester 2025—Context for 
County and Municipal Planning and Policies to Guide County Planning, adopted by the Board on May 
6, 2008, amended January 5, 2010, and its recommended strategies set forth in Patterns for Westchester: 
The Land and the People, adopted December 5, 1995, discuss strategies for the redevelopment of large 
parcels along the County’s significant corridors. Specifically Westchester 2025 states that “sections of 
corridors that have been developed should be evaluated for steps needed to make these areas into efficient 
and attractive multi-use places.” 
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It is disappointing that the proposed application does not envision a site plan that would transform this site 
into an efficient and attractive multi-use place. Instead, the site plan only amplifies the drawbacks of the 
existing site conditions by positioning an even larger commercial building at the rear of the site behind surface 
parking that consumes more than half the site’s area. While it is true that the site plan also proposes street-
oriented retail that could be developed later, it is our opinion that this site has more potential for additional 
retail uses, or perhaps residential uses.  As discussed below, the amount of on-site surface parking that has 
been proposed far exceeds the parking that is required by zoning.  The applicant should be encouraged to 
consider using this space for additional or different development. In addition, any development considered 
for this site should be oriented toward the sidewalk with the majority of parking in the rear of the site.  
 
Although we generally disagree with the proposed development concept as shown, the following additional 
comments address the specifics of the currently proposed site plan: 

2. Excessive parking. 

While the site plan makes use of the existing parking areas, which cover most the existing subject site, the 
application materials note that the site plan would provide 229 spaces, where only 66 would be required. 
Given the concerns with stormwater runoff that we discuss below, the applicant should be encouraged to 
remove the unnecessary parking and instead consider providing open space or land that could be used for 
above ground stormwater management practices.  While the site plan attempts to do this by showing porous 
paving surfaces for a portion of the parking area, open spaces or rain gardens would be a more effective 
stormwater treatment and would also provide visual and environmental benefits.  

3. Stormwater management.  

While the existing stormwater management configuration utilizes an aboveground detention basin, the site 
plans show that this basin would be removed to accommodate the larger building. To account for this 
removal, the site plan relies on subsurface methods of stormwater management which can be of 
diminishing effectiveness over time if not properly cleaned and maintained. To ensure the continued 
operability of this stormwater management system in to the future, the applicant should provide an 
enforceable maintenance program that will prevent the system from being clogged with sediment, and in 
turn force a higher amount of stormwater runoff into the Village’s storm drain system. 

As discussed above, the applicant should be encouraged to use above ground stormwater management 
solutions that treat runoff on-site wherever possible. In addition to the porous paving surfaces that are 
shown, the applicant should consider providing less parking, and using that space to provide additional 
stormwater management practices.  

4. Development phasing.  

The submitted materials are not clear about whether the parking area associated with the future 8,500 square 
foot accessory retail structure would be constructed at the same time as the Floor and Décor store, or if the 
parking area would be constructed at a future time when the smaller retail space is constructed. If possible, 
it would be preferable to delay this parking construction until it is necessary, with perhaps the area being 
used as temporary open space.  
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5. Pedestrian connectivity and bicycle parking.  

We note that while the site frontage along Midland Avenue currently includes a sidewalk, only some of the 
plan sheets show a crosswalk across the driveway. The applicant should verify that a crosswalk will be 
provided. We also recommend that an internal sidewalk system be designed to connect the proposed building 
to the street as well as to Bee-Line bus stop #4341 which is in front of the site. Bicycle parking should also 
be added in front of the building entrances for customers and employees.  

6. NYS DOT review.  

Midland Avenue (NYS Highway 63-7) is a State road. The Village 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 Midland Avenue. 

7. Provisions for recycling.  

The Village should require the applicant to verify that there is sufficient space to accommodate the storage 
needs for recyclables under the County’s recycling program. County regulations for plastic recycling may be 
found at: http://environment.westchestergov.com. 

8. Green building technology and electric vehicle parking.  

We encourage the applicant to include as much green, or sustainable building technology as possible within 
the proposed development. We note that the current site plans do not indicate utilization of the expansive 
rooftop, which could potentially include solar arrays. In addition, the Village and the applicant should also 
give consideration towards electric vehicle parking capabilities on this site.  

Please inform us of the Village’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 Department of Transportation, Region 8 
Christopher Lee, NYS Department of Transportation, Region 8 
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