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I. PURPOSE OF STUDY

This report presents an overview of fand use, zoning, economic and
transportation conditions of a 2000-acre area adjacent to a four-mile long section
of Route 9A in the Towns of Greenburgh and Mount Pleasant. It was prepared
by the Westchester County Department of Planning at the request of the Towns
of Greenburgh and Mount Pleasant. The report complements and updates a
1990 study prepared for the Westchester County Department of Transportation
titled, Feasibility Study: Route 9A Bypass. That study identified a need to
make major improvements to the transportation network between Route 119 in
the Village of Elmsford on the south and the Taconic Parkway at the hamlet of
Hawthorne on the north. This report emphasizes the urgency of that finding.

The section of the Route 9A corridor that is the focus of this study (see Figure 1:
Location Map and Figures 2 and 3, aerial views of the corridor,
Greenburgh/south of Route 100C and Mount Pleasant/north of Route 100C) is
one of Westchester County’s major employment centers today. The 1990 study
found that the volume of through traffic on Route 9A is less than 5% of the Route
9A peak hour traffic. As documented in the following chapters, this area has
significant potential for new development and expansion that can include a wider
range of uses than is present today. Since such potential for increased, mixed
development is recognized in Westchester County’s long-range land use
planning policy document, Patterns for Westchester: The Land and the
People and in the planning policies of the two towns, it is critical that the area’s
transportation infrastructure be planned and constructed to accommodate this
growth.

The 1990 study outlined alternative approaches to handiing traffic coming to this
corridor. The central proposal was the construction of a bypass road located to
the west of current Route 9A, extending north from Route 119 in Elmsford to a
point north of Route 100C/Old Saw Mill River Road in Mount Pleasant. The five-
year Transportation Improvement Program for the Mid-Hudson South region, the
basis for all Federal transportation funding assistance, now lists a follow-up
technical study to this report which would take the analysis further and lead to
construction. However, the timing for this study and for construction has been
delayed.

Two other highway projects critical to the well-being of the Route 9A corridor
have also been stalled - the reconstruction/improvement of the Route 9A/Route
119 intersection in the Village of EImsford and the addition of an eastbound exit
ramp from |-287, also in Elmsford. Both projects require coordination and
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advancement with the Route 9A and 9A bypass work. All three projects need to
be coordinated with the pending reconstruction of |-287.

Adding greater incentive for advancing transportation planning and road
construction in this area is the fact that commercial and residential development
is continuing. The land owners have joined with the municipalities and the
County in recognizing that decisions on road improvements must be made in an
efficient and comprehensive manner before the most significant development
proposals are finalized and opportunities become restricted.

This section of Route 9A can be a model for efficient and attractive mixed use
development. Patterns emphasizes the value of intermunicipal efforis in pro-
active planning that can improve the transportation and iand use functions, and
economic viability, of the county’s developed corridors. Initial directions for
corridor management are outlined in this report. If implemented, they could
enhance current qualities, promote economic growth, protect residential quality
and ensure opportunities are realized. This could be accomplished through the
incorporation of site-design elements in land use regulations to ease traffic
problems, enhancement of transit opportunities, the promotion of pedestrian
activity and deflection of adverse impacts on adjacent areas.
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Il. SUMMARY OF FINDINGS

The 2000-acre area surrounding Route 9A along the four-mile section between
Elmsford and Hawthorne is one of Westchester County's largest office and
employment sites. The total number of persons working at locations in the Route
9A bypass study area is at least 13,000. However, the work sites along with the
wide mix of uses in the corridor are not quickly noticeable from Route 9A, as
much of the roadside land is characterized by wide setbacks, vacant land or the
appearance of open space, especially in Mount Pleasant. Significant features of
the corridor and potential concerns for its future that are identified in this report
include:

Regional Access, The area has excellent regional accessibility with ready
links to Westchester's major north/south and east/west highways. Itis
bordered by the Sprain Brook Parkway, Saw Mill River Parkway and 1-287
with immediate connections to the Taconic State Parkway and |-87. Route
9A, extending north/south through the center of the area, provides access to
large land tracts, both developed and undeveloped. Although there are some
local roads intersecting Route 9A, none provides aiternate routes for
north/south traffic.

o Major Office Center. The dominant land use within the study area is office
space. The total office use floor area of over 3.7 million square feet is of a
magnitude approaching that in the White Plains central business district (4.5
million square feet) and in the 1-287 corridor west of White Plains (4.4-million
square feet).

o Truck/Warehouse Center. Buildings with a total of over 800,000 square feet
of warehouse-type floor area, including four of the 14 major truck-generating
facilities in Westchester County, are located in the study area. Less visible,
they are concentrated in the southwest corner of the area and are dependent
on access to Route 9A. The large warehouse uses generate 90 or more
trucks per day.

+ Limited Residential Areas. The residential component of the study area is
only 14% of the total land use. However, it is well established in areas that
comprise two neighborhoods, one occupying the north end of the corridor
and the other located in the southeast corner. Protection and enhancement
of these areas are important planning objectives.
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» Potential increase in Range of Uses. The study area does not have the

range and density of services of a central business district, although it has the
potential for increased diversification. Recent development interest in retail
and residential construction can be expected to combine with the existing
hotel, movie theater and sports/entertainment uses to attract new and
different groups of people to the area and potentially add to peak travel times
and alter traffic patterns. One proposed project includes the construction of
1,500 senior-oriented housing units at the center of the corridor.

o Retail Growth. As is true nationally, retail is the fastest growing sector along
the Route SA corridor. Under existing zoning regulations, the corridor has the
potential to add 1.1 million square feet of retail floor area to the existing base
of 450,000 square feet. Retail uses have the potential o produce the
greatest impact on the existing traffic patterns and traffic conditions in the
study area. The peak hours for retail operations would expand current peak
traffic hours and alter traffic patterns, as much of the current employment
traffic is based at sites further from Route 9A and, in fact, does not use Route
9A itself.

» Retail Site Planning. The current trend in retail facilities is toward large
structures with high roadside visibility, the “big boxes.” Establishment of
several such uses aiong Route 9A would imply potentially significant change
in the campus-type appearance of much of the existing developed parcels
along Route 9A if left unaddressed.

o New Office Construction. The potential for additional office use development
is significant. Existing office park sites, including Westchester County's
Valhalla Campus at Grasslands, may be able to support construction of 2.7
million square feet of new floor area.

While the existing scale of development in the study area, and its potential for
growth, are both large by regional standards, the area’s proximity to the region’s
major highways make it a suitable place for additionai development, particutarly
for mixed use purposes. Because of this fertile match between available land
accessible corridors, it is critically important that transportation planning keep
ahead of growth and that iand use regulations respond in a consistent manner to
aesthetic and functional needs of the area, including those of the residential
neighborhoods.
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lll. LAND USE ANALYSIS

The Route 9A corridor contains a mix of uses but most major developments are
not visible from the State highways. As a result, several sections of Route 9A
have the appearance of intermittently developed commercial corridors with
considerable open space. However, what may not be readily seen is very
significant in terms of land use. Analysis of the County Planning Department’s

1995 Land Use survey (see Figure 4) and the data presented in Tables 1 and 2
finds:

» The 855 acres of non-residential land use accounts for the largest
percentage of total land in the study area, 42%. Of developed land
(excluding parkland, water supply land and land used for transportation}, non-
residential uses account for 75% of the land in use.

» Residential uses occupy only 14% of the total land, and the other 25% of
developed land.

» Public parks, water supply land and land used for transportation and utilities
comprise 30% of the total land in the study area.

» Undeveloped land represents 14% of the total study area; however
,significant portions of developed land have the potential to be redeveloped
for new uses at potentially higher densities.

» The four primary non-residential land use categories within the study area
are, in descending order:

Campus-office

Institutional

Warehouse/light industrial and

Retail/mixed commercial.

» Campus-office uses comprise the largest percentage of land use in the area
(18% of the total study area and 32% of developed land). However, it is also
the ieast visible land use within the corridor, as most buildings are setback
from Route 9A. The 3,700,000 square feet of office space within the study
area is comparable to that of the |-287 West corridor (4,400,000 square feet)
and the White Plains Central Business District (4,500,000 square feet). The
Route SA corridor contains nearly one-quarter of all office space in the entire
I-287 corridor (excluding the White Plains CBD).
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TABLE 1
EN 17

TYPE OF LAND USE ACRES PERCENTAGE
RESIDENTIAL

Very Low Density 106.8 35.7

Low Density 139.4 46.6

Moderate Density 52.5 17.5
Subtotal 298.7 4.6
NON-RESIDENTIAL

Commercial/Retail 148.2 17.3

Institutional/Public

Assembly 169.5 19.8
Manufacturing/Industrial/

Warehouse 162.2 18.9
Mixed Use 1.0 &
Office 373.5 43.0

Subtotal 854.4 41.8
TRANSPORTATION/COMMUNICATION/UTILITY 160.8 7.8
PUBLIC PARK 283.3 13.8
WATER SUPPLY LANDS 158.9 7.8
UNDEVELOPED 285.2 13.9
TOTAL 2041.3 100.0

* Less than 1 percent

Westchester County Department of Planning
September 1996

11
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TABLE 2
EXISTING NON-RESIDENTIAL DEV MENT

EXISTING NON-RESIDENTIAL DEVELOPMENT (SQUARE FOOTAGE)

ADDITIONAL
REPORTED' IMPUTED’ TOTAL
Office 3,640,000 1,110,000 4,750,000
Warehouse/Lab/Lt. Assembly 819,000 181,000 1,000,000
Retail 445 000 55,000 500,000
TOTAL s.f. 4,904,000 1,346,000 6,250,000

Sources:

! Square Feet as reported in:
Blacks Guide to Office Space in Westchester, 1995
1995 Shopping Center Directory, Intemational Council of Shopping
Centers
Directory of Major Employers, 1995 Westchester County Association
County Chamber of Commerce 1995 - 1996 Directory of Companies
Westchester County Department of Planning Major Employers Map and
Database (1995) Industrial Listings 1995, Westchester County Office of Economic
Development Westchester County Goods Movement Study (1995), Westchester County
Department of Transportation
Information from Robert Martin Company and Baker Properties
1992 Census of Wholesale Trade, Wesichester

? Estimate of additional floor area in smaller, non-reported buildings

Westchester County Department of Planning
September 1996

12
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e The primary institutional use is Westchester County’s Valhalla Campus at
Grasslands. The 577-acre campus is the site of correctional institutions, the
County Medical Center, public safety training facilities and a bus garage for
the County’s public transit Bee-Line bus fleet. Opportunities for expansion of
existing uses and for the placement of new uses are present.

» The study area is a major warehouse distribution center with 819,000 square
feet of floor area in this use. Facilities are concentrated north of i-287 on the
west side of Route 9A.

* Retail uses account for the smallest portion of non-residential land use.
However, as their locations are oriented toward Route 9A and have less
restrictive setbacks, the retail establishments are the most visible of all land
uses in the study area. The areas near residential neighborhoods in
Elmsford at the south end of the study area and near the Saw Mill River
Parkway northbound entrance in the north end of the study area feature
dense, smaller retail establishments. Primarily service-related and in place
for many years, these businesses are subject to change, given the growth in
national retailers and the locational advantages of the Route 9A corridor.

» The residential component of the study area is only 14% of the total land use.
However, it is well established and adds 24-hour vitality to the area that might
not otherwise be present. Two well-established residential neighborhoods
are in the study area, one located at the northern end and the other in the
southeast corner. The northern neighborhood is characterized by quarter- to
half-acre lots, the southern area is a higher density with some multi-family
units.

» There is the appearance of open space along Route 9A, especially in Mount
Pleasant, where much of the property adjacent to the road is nurseries and
undeveloped land,. Development pressure and retail trends over the past 10
years have produced a significant loss of nurseries nationally in suburban
areas. [t can be expected that there may be proposals for development or
redevelopment of these areas in the future.

13
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IV. ECONOMIC/EMPLOYMENT ANALYSIS

The study area is a major employment center, supporting a minimum of 13,000
full-time employees at 455 work sites or companies. These figures are Planning
Department estimates based on a review of several employment data bases and
an estimate of small businesses, which are often not reported in surveys, located
in the area. Significant facts found by the analysis, and presented in Table 3,
include:

* Recent business directories report there are 355 companies located in the
study area. The Planning Department estimates that there are an additional
100 businesses, generally small companies, that were not reported.

o Eighty percent of the employees in the study area work for 30 companies
designated as "Major Employers™, a company employing more than 100
workers. (These employers participated in the 1995/96 Employee Commute
Options program.) Based upon business character and estimated floor area,
the Planning Department estimates that other small companies would
together employ at least 2000 additional employees.

o Westchester County's Valhalla Campus at Grasslands is the single largest
employment site in the subject area, employing one-third of the total workers.

e Qutside of the Valhalla Campus, the largest concentrations of employees are
in the area’s three main office parks: Landmark at Eastview, Cross
Westchester Executive Park and the Mid-Westchester Executive Park. Al
are located in the mid-section of the corridor.

¢ As of September 1996, there was only a 10% vacancy rate for office space,
50% lower than the overall vacancy rate for the county (20.5%). Given that
there will probably always be some vacancy within the study area and that
the corridor has historically experienced a low vacancy rate, it is not likely that
all of the nearly haif million square feet of vacant space will be occupied so as
to cause a sudden surge in the number of employees in the area.

o The range of industries represented within the Route 9A study area is varied
and includes:
+ Chemical/drugs/pharmaceutical companies
¢ Electronics
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TABLE 3
A YER
MUNICIPALITY MAJOR EMPLOYERS NUMBER OF EMPLOYEES
Greenburgh United Parcel Service 658
First Fidelity 450
Coca-Cola Bottling Co. 330
Perini Corporation 250
Regeneron Pharmaceuticals 250
San Mar Laboratories 250
Common Brothers Inc. 213
Sam's Club 200
UOP, Inc. 195
West Broadway Theater 165
Federal Express Corp. 150
AFP Imaging 145
Arch Associates, Inc. 140
Phillips Medical Systems 135
Commons Brothers, Inc. 130
Praxair, Inc. 130
Lockheed Information Mgmt. Serv. 128
Robert Martin Company 120
Vie de France 115
Pennysaver Group, Inc. 110
Pee Gee Lamps 100
Robison Oil, Inc. 100
Advanced Network & Services 100
Subtotal 4,565
Mount Pleasant Westchester County Valhaila Campus
at Grasslands:
Westchester County Medical Center 3,500
New York Medical College 1,522
IBM 816
Consolidated Edison 461
United Parcel Service 252
Tops Appliance City 206
Ginsburgh Development Corp. 130
Liberty Lines Transit, Inc. 1135
Subtotal 6,529
TOTAL 11,094

Source: Employee Commute Options
Westchester County Department of Planning
September 1996

I5
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Food products
Transportation/communication
Warehousing/goods distribution/ wholesale
Retail.

» The 9A corridor is a magnet for wholesale trade and commands a significant
share of the county-wide sales volume generated. Two of the three different
zip codes that cover the study area, Mount Pleasant and Elmsford, ranked
2nd and 3rd county-wide in volume of wholesale trade in 1992; the City of
White Plains ranked first.

+ The warehouse distribution section of the study area is home to four of the 14
major truck-generation facilities in Westchester County. "Major” is defined as
a facility that generates 90 or more trucks per day. Two of the largest
employers within the study area are also major truck traffic generators -
United Parcel Service (658 employees) and Coca-Cola Bottling Company of
New York (330 employees).

16
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V. ZONING ANALYSIS

Zoning regulations in the study area are a complicated layer of district
designations and requirements. There are 27 different local zoning districts, an
average of 79 acres per district. But as Table 4 shows, the area within each
district ranges from less than one acre to 425 acres. The use and development
of land with frontage on Route 9A is governed by 15 different districts.

One example of the potential physical implications of multiple standards applied
over a relatively small area are shown schematically in Figure 7. As can be
seen, front yard setback requirements for business districts range from 20 feet to
75 feet. For office districts the range is from 20 feet to 500 feet. The setback
requirements for contiguous zones can vary by over 400 feet. In addition, each
zoning district in Mount Pleasant and in Greenburgh has different requirements
regulating floor area ratio, building coverage and maximum height.

Table 4 groups the 27 districts into generalized categories. Figures 5 and 6 and
Tables 5 and 6 present features of current zoning regulations in terms of
mapping and required standards. Some of the implications brought to light by
these maps and tables are:

e Proportionately, the amount of land in each of the zoning districts within the
study area is very different from actual land use. Acreage by zoning for
residential classifications and those for non-residential are almost an equal
split of the total land area, whereas in actual land use there is at least three
times more non-residential iand use than residential use. By generalized
zoning, medium density residential and campus-office type uses dominate
the study area, 705 and 813 acres respectively; in actual land use, office
uses dominate the study area. (Table 4 shows a breakdown of generalized
zoning for the study area by residential and non-residential classifications.)

» Comparatively, there is very little land zoned for residential use that is
adjacent to Route 9A. The greatest acreage of land zoned residential is in
the interior of the study area, almost half of which is the Grasslands Valhalla
Campus and not in residential use.

» Campus-office districts comprise over 70% of all non-residentially zoned land
but these districts apply to only slightly more frontage on Route 9A than land
zoned for retail. The "Campus" districts are very iarge, wide zones, extending

17
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east and west of Route 9A; the retail districts are narrow and linear zones,
and located only adjacent to Route 9A.

¢ There are no retail districts within the study area other than those found along
the Route 9A frontage.
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TABLE 4
NE I1ZE NIN

ZONE TYPE ACRES
PERCENTAGE

RESIDENTIAL
Less than 1 unit per acre 0 *
1 to 2 units per acre 428.3 36.1
(Minimum Lot Area of 0.5 -
1 Acre)

Over 2 to 8.9 units per acre 705.6 59.5
(Minimum Lot Area 4,900-20,000 s.f.)

9 to 16 units per acre 44 4 3.7
{(Mtnimum Lot Area 2,720-4,800 s.f.)

17 to 49.9 units per acre 7.9 6
(Minimum Lot Area 870-2.560 s.f.)

Subtotal 1186.2 50.6

NON-RESIDENTIAL

Campus Office Research & Industrial 813.0 72.0
Business, Office & Commercial 203.9 18.1
Manufacturing, Industrial, Warehouse, 109.1 9.6

Storage and Public Utilities

Subtotal 1126.0 48.0
LAND AREA NOT ZONED 28.8 1.2
TOTAL 2341.0 100.0

* Less than 1 percent

Westchester County Department of Planning
September 1996
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TABLE 5
LOCAL Z. S T
LOCAL ZONE ACRES PERCENTAGE
RESIDENTIAL
RO 1.3 .1
R2 34.8 2.6
R3 7.9 6
R5 69.2 5.1
R7.5 3.1 2
R-10 156.9 11.7
R-20 362.0 27.1
R-40 427.0 32.0
M-6 8.6 5.1
M-10 18.4 1.3
M-14 20.9 1.5
PH (Public Housing) 5.3 4
PRDH-T1 (Planned Residential Historic Devlpt Transitional) 10.8 .8
C-RB (Residential home for adults) 131.9 9.9
Subtotal 1318.2 61.2
BUSINESS
B 1.6 2
C-GC 1 &
CB (Close Business - mixed use) 9.3 1.3
C-NR (Small apartments in existing historic buildings) 14.8 1.1
DS (Designed Shopping) 29.3 42
IB (Intermediate Business) 11.0 1.5
PD (Non-residential)
OB 135.0 19.4
OB-2 100.9 14.5
OB-5 116.6 16.7
OBT-2 5.8 8
Subtotal 709.3 33.6
INDUSTRIAL
L1 90.3 82.8
Gl 18.9 17.5
Subtotal 109.0 5.1
TOTAL 2136.0 100.0

* Less than | percent

Westchester County Department of Planning
September 1996
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Figure 7

Route 9A Minimum Front Yard Setbacks
A schematic view of local zoning requirements
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VI. DEVELOPMENT POTENTIAL

Excellent regional accessibility, an existing large employment base, growing
retail and recreational activity and the presence of large tracts of undeveloped
and underdeveloped land make the Route 9A corridor a prime location for
development or redevelopment. In fact, eight large non-residential
developments have been constructed or approved since 1990 in the study area.
They total 652,487 square feet. Seven additional large-scale developments
have been proposed (through formal applications or concept plans) in 1995/96
that, if advanced to construction, would add an additional 829,027 square feet
and 1,500 housing units.

The sites of these 15 recent and proposed projects are shown on Figure 8.
Tables 10 and 11 identify the specific development proposals approved since
1990 and proposed development as of June 1996 using the same identification
code as the Development Potential map.

Additional factors that need to be considered for future development and
planning inciude:

» The approved and proposed retail development projects reflect, in part, the
national trend toward large-scale retail operations - the "big box." The
developers of these types of uses (e.g. Sam's, Tops and The Home Depot)
seek high visibility and large parking areas. The uses generate significant
volumes of traffic as they are dependent on high volume sales.

e Another national trend already apparent in the study area is the development
of large-scale recreation establishments, such as Great Bear Golf Center,
Hawthorne Multiplex and Sportstime. Additional proposals for such uses are
likely.

¢ Approximately ten percent of the land in the study area, or 200 acres, can be
considered developable or redevelopable. This is land not included as part of
any of the above discussed projects. If ail of this land were developed under
existing zoning, 3,700,000 square feet of new floor area could potentially be
established. Table 9 lists these generalized areas.

« Of the potential 3.7 million square feet of new development that could come
on line in the study area, approximately one-half or 1.2 million square feet
could be located on Westchester County's Valhalla Campus at Grasslands.

27



Archived File - May Not Be ADA Compliant

Route 9A Bypass Study Area

Another 1 million square feet could be located on sites that front on Route
9A.

e Approximately 400,000 square feet of potential floor area directly on Route
9A could be expected to be proposed as additional retail sales.

* While both Greenburgh and Mount Pleasant could be significantly affected by
development of this magnitude, the greatest impact resulting from
development of land abutting Route 9A would occur in Mount Pleasant, north
of Dana Road. Greenburgh is likely to experience more development in the
interior of the study area.

28



Archived File - May Not Be ADA Compliant

Route 9A Bypass Study Area

TABLE 7
DEVELOP V 1

DEVELOPMENT CONSTRUCTED SQUARE FOOTAGE
1. Satellite Bus Facility, Mount Pleasant 117,517
Transportation
13 acres
200 parking spaces

2. Tops, Mount Pleasant 64,000
Retail
6 acres
261 parking spaces

3. Hawthorne Multiplex, Mount Pleasant 42,245
9.3 acres
789 parking spaces

4. Sam's Warehouse Club, Greenburgh 110,045
Retail
14 acres
660 parking spaces

5. Golden Bear Golf Center, Greenburgh 25,000
Private recreation
27 acres
80 tees
80 parking spaces

6. Federal Express, Greenburgh 78,680
Warehouse/distribution
9.6 acres
151 parking spaces

DEVELOPMENT UNDER CONSTRUCTION

1. Westchester Ice Rink, Greenburgh 70,000
Private recreation
6 acres
207 parking spaces
Subtotal 482,487 s.1.
DEVELOPMENT APPROVED, BUT NOT UNDER CONSTRUCTION
1. Baker/Fairview Corporate Park Office 170,000 s.f.
TOTAL 652,487 s.1.

Westchester County Department of Planning
September 1996
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TABLE 8
ROPOSED DEVEL.OPME S OF SEP ER 199

PROPOSED DEVELOPMENT POTENTIAL DEVELOPMENT S.F.

1. Home Depot, Mount Pleasant 132,183
Retail, concept
16 acres
673 parking spaces

2. Broadway-Hawthorne, Mount Pleasant 90,310
Retail, site plan
9 acres
500 parking spaces

3. Keren Property, Mount Pleasant 30,000
Retail, concept
3.4 acres

4. Keren Property, Mount Pleasant 195,000
(former Price Club proposal site)
Retail, concept
18 acres

5. Keren Property, Greenburgh Not applicable
Residential, rezoning
100 acres
1,500 residential units (senior housing)

6. Keren Property, Greenburgh 234,000
Retail, concept
26 acres

7. Westy's Self-Storage Campus, Greenburgh 147,534

Industrial
11 acres

TOTAL 829,027 s.f.

Westchester County Department of Planning
September 1996
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TABLE 9
AREA IGN A DEVELOP POT L
POTENTIAL DEVELOPMENT SITES POTENTIAL DEVELOPMENT S.F.
A. Rosedale Nursery, Mount Pleasant 85,000
7.3 acres
B. Green Valley Nursery, Mount Pleasant 125,000
11 acres
C. Neillson's, Mount Pleasant 133,000
8.2 acres
D. Westchester County Valhalla Campus at 1,245,200
Grasslands, Mount Pleasant
576 acres

E. Robert Martin properties, Greenburgh, Mt. Pleasant

26 acres, Elmsford Distribution Center 396,000
18 acres, Mid-Westchester Corporate Park, 275,000
Cross Westchester Executive Park

F. Keren property, Greenburgh 626,880

Office/lab

66 acres
G. Route 9A/100C Parcel, Greenburgh 50,000

3 acres
TOTAL 2,936,080 s.f.
TOTAL PROPOSED DEVELOPMENT FROM TABLE 8 829,027 s.f.
TOTAL POTENTIAL DEVELOPMENT FROM TABLE 9 2,936,080 s.1.
TOTAL 3,765,107 s.f.

** Potential development based on existing zoning with no adjustment for
physical constraints.

Westchester County Department of Planning
September 1996
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Vil. TRANSPORTATION NETWORK

Route 9A is the backbone of the 2000-acre study area, extending 4 miles within
the Towns of Greenburgh and Mount Pleasant between Elmsford and Route 119
on the south and the Taconic State Parkway on the north. Bounded on the west
and east by the Saw Mill River Parkway and Sprain Brock Parkway, respectively,
the study area is crossed by Route 100C/Old Saw Mill River Road, an east/west
road which connects the two parkways.

Route 100C/Old Saw Mill River Road also serves as the municipal boundary
between Greenburgh and Mount Pleasant. Route 100C (Grasslands Road/SH
557) enters the study area from the east and ends at the southbound on-ramp to
Route 9A. Old Saw Mill River Road is a continuation of this road extending west
into the Village of Tarrytown. The section of Old Saw Mill River Road between
the end of Route 100C and the lands of the Saw Mill River Parkway is a County
road (CR 303).

I-287 (the Cross Westchester Expressway) crosses the area at its southern edge
and has an eastbound entrance and westbound exit to Route 9A. Other roads in
the immediate area include Route 141, Route 100 and local roads.

The 1990 Westchester County Department of Transportation study, Feasibility
Study: Route 9A Bypass, concluded that by the year 2000 peak hour traffic on
Route 9A would operate at a Level of Service E or F unless major roadway
improvements were made. However, the study also found that implementation
of the required improvements to Route 9A would be impractical due to the extent
of necessary takings and reconstruction.

As an alternative to the complete reconstruction of Route 9A, the study identified
a promising direction for the future - a plan presented in the report as Alternative
II. This plan called for completing a new road parallel to and west of Route 9A
that would utilize several existing streets and new rights-of-way to link Eimsford
near Route 119 with Route 9A well north of Route 100C/Old Saw Mill River Road
in Mount Pleasant. (See Figure 9.}

As noted in the previous chapters, growth in retail and office uses has continued
in the corridor and should be expected to continue in the future. The road
network within the study area continues to serve commercial trucks, private
vehicles and public transit, providing local access to office, residential and retail
uses within the study area as well as connections to regional transportation
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routes. Conflicts between local and through traffic occur and have prompted
attempts to improve roadway congestion through restriction of curb cuts, turning
lanes and signalization. However, the anticipated future strains on the road
system are not likely to be mitigated through “Band-Aid” reconstruction alone.

Several observations of Route 9A traffic are listed below:

» The average daily traffic along the Route 9A corridor (20,000 vehicles ) ranks
among the highest volume non-expressway segments of roadway in
Westchester County. The other road segments with high volumes are:

* Route 22 between Route 119 and 1-287 (28,000 ADT)

» Tuckahoe Road between the Sprain Brook Parkway and Central
Avenue (22,000 ADT).

* Route 35 between Route 100 and Route 1-684 (21,000 ADT).

* As shown on Table 10, the New York State Department of Transportation has
estimated for 1994 that between two, one-mile segments of Route 9A (1-287
to Route 100C and Saw Mill River Parkway northbound ramp to Route 141),
the annual average daily traffic exceeds 20,000 vehicles; the other two
segments identified (Route 119 to 1-287 and Route 110C to Saw Mill River
Parkway northbound ramp) were reported to have an annuat average traffic
count of 16,700 and 19,200, respectively.

» Three segments of Route 9A are characterized by major traffic congestion.
which is primarily attributed to truck traffic. These segments are:
o Between Route 119 and 1-287 exit/entrance ramps
¢ Route SA at the Elmsford Distribution Center
¢ Intersection of the Fairview Corporate Park Drive and Route 9A.

¢ The sites within the study area with the highest concentration of workers are
located next to or near an interchange of the Saw Mill River Parkway or
Sprain Brook Parkway. Their proximity to the regional road network east and
west of Route 9A, and the existence of access points to these locations on
Route 100C/Old Saw Mill River Road, translates into fewer daily commuter
trips on Route 9A than might be expected based on the area’s employment
figures.

» Traffic studies completed by applicants of recent development proposals
within the study area project an increase in traffic volume of 2% per year over
a projected 1997 peak hour volume figure of 8,000 vehicles per hour. The
projected peak hour traffic volume for 2003 is over 12,000 vehicles. This
figure takes into account full development potential based upon existing
zoning for the corridor as well as implementation of the proposed Route 9A
Bypass. Table 11 shows the peak hour traffic for Routes 9A and 100C, as
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reported in the draft environmental impact statement for the proposed Home
Depot, January 1996.

o There are approximately 500 truck trips per day (by generators and
destinators) within the Route 9A corridor.

e The Westchester County Bee-Line bus system provides service along the
Route 9A corridor to 23,000 riders (1994 figures) on a weekday basis. The
concentration of riders are commuters to and from the Valhalla Campus at
Grasslands Reservation. The Bee-Line also directly serves many of the
office parks located along the Route 9A corridor, including Landmark at
Eastview and Skyline Drive, and local shopping centers. The bus service
connects the study area with downtown White Plains. There are several
transfer points within the study area which permit connections to other routes.
While buses do make frequent stops along Route 9A, bus traffic is not a
significant contributor to congestion in the corridor.

e Accident reports from the Police Departments of the Towns of Mount
Pleasant and Greenburgh show a significant number of accidents on Route
9A. During the 27-month time-frame between January 1994 and April 1996,
Greenburgh Police reported 302 accidents and Mount Pleasant Police
reported 76. While there were fewer accidents in Mount Pleasant, the
accidents on this section of Route 9A were generally more serious, with a
higher percentage of personal injury and major property damage. This may
be related to a higher speed of traffic on this section. In Greenburgh,
accidents on Route 9A tended to be more low-speed “fender-benders,” with a
higher percentage of property damage and few reports of personal injury.
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TABLE 10
ANNUAL AVERAGE DAILY TRAFFIC (VEHICLES)
A B C D
Year NYS 119-1-287 1-287-NYS 100C NYS 100C-SMRP SMRP-RT. 141
(0.28 MILE)  (1.I3MILE) (140 MILE)  (1.08 MILE)

1994 (est.) 16,700 21,600 19,200 20,100
1993 18,300
1992 16,000 19,400
1991 15,300 20,400
1990 19,000 21,800
1989 21,100
1988 15,600 20,200 21,600
1987 17,100 21,200
1985 15,900
1983 15,300 14,800
1981 15,400 13,400
1980
1977

Route 9A Bvpass Swdy Area

Source: NYSDOT Traffic Volume Reports 1990 and 1994
Total Length 3.8 miles

Westchester County Department of Planning

September 1996
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TABLE 11
TRAN TI NF
EAK ND ATED INF A
YEAR ROUTE 9A RoOUTE 100C
1995 Base Volume 9,296 6,849
1997 Combined Volume
(including Home Depot) 10,500 7,388
1997 Combined Volume
(including Home Depot, Broadway-Hawthorne) 10,600 7,986
2003 Potential Combined Volume 12,032 10,207

MAJOR INTERSECTIONS WITH IDENTIFIED PROBLEMS/
PROPOSED MITIGATION

1. Route 9A between Route 119 and Route 100C - designated on TIP for significant
improvements, not yet determined but may include bypass.

Dana Road - widen for third lane

Route 100C/Sprain Brook Parkway northbound ramp - add turn lane

Old Saw Mill River Road southbound ramp to Route 9A - widen ramp

Route 9A at Quality Inn - add left turn lane

Lo N

* Figures and problem/mitigation identification based upon Environmental Impact
Statements (EIS) for recently proposed development projects.

Westchester County Department of Planning
September 1996
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TABLE 12
R A BYP AREA
TRAN ATION VEM RAM 1998-2002
TRANSPORTATION IMPROVEMENT PROJECT MUNICIPALITY YEAR OF
CONSTRUCTION
1. Rt. 9A/Rt. 119 to Rt. 100C; ELM/GRB Post 2002
realignment, widening or bypass
for additional capacity (810322)
2. Rt. 100A/Rt. 100 to 1-287 and GRB 2000
Rt. 100B/Rt. 100A to Rt. 119;
pavement restoration (802304)
3. Rt. 100/Westchester Community College MTP 1998
to Virginia Road; reconstruction,
widening, drainage improvements (802224)
4. Rt. 119/Benedict Street to Rt. 100; GRB 2002
resurface pavement (802011)
5. I-87/Saw Mill River Parkway NB ramp; GRB 1698
replace superstructure (872036)
6. I-287 bridge over Rt. 119; GRB 1997
rehabilitation (872938)
7. Rt. 9A/Rt. 100C to Rt. 9; GRB/MTP/OSS 1998
study to identify operational and
safety improvements (810326)
8. Tarrytown-Kensico trailway; GRB/MTP (1997)
construct bike route along Route 100C
from Westchester Community College
to Rt. 9A overpass (875645)
9. South County Trailway Phase II; GRB/ELM (1997)
construct 2.25 mile bike path from Rt. 119/Elmsford
to Eastview/North County Trailway connection (875642)
10. Walker Rd./Rt. 100C to Dana Road; MTP 1999

construction of a new road (West Co RB082)

Westchester County Department of Planning
May 1997
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VIll. CONSIDERATIONS FOR CORRIDOR MANAGEMENT

Using the findings of the preceding chapters, strategies for planning initiatives in
the Route 9A Bypass Study Area can be identified. These tasks can be
undertaken by the Towns of Greenburgh and Mount Pleasant separately yet
within a shared framework that involves other parties, such as Westchester
County and the NYS Department of Transportation. The options to consider in
the development of a management plan and framework for this important area

include:
A. Establish Priorit 0 Area Transportation
Projects.

e Formalize procedures for incorporating cooperation of major property owners
on efforts to advance transportation projects.

¢ Promote advancement of initiation and completion of the NYS DOT Route 9A
design report.

¢ Involve the Village of Elmsford in all discussions of NYS DOT transportation
projects in the Route 9A Bypass Study Area.

¢ Promote the integration of the intersection improvement at Route 9A and
Route 119 in both planning and construction of overall Route SA
improvements.

* Promote the integration of the construction of an I-287 eastbound off-ramp to
Route 9A in both the planning and construction of overall Route 9A
improvements.

B. Establish Corridor Planning Objectives.

¢ Define the long-term vision and identity for the corridor
¢ |dentify role of retail uses
» |dentify role of truck-dependent uses (warehouse/distribution)
o Identify spacial limits of land use adjacent to Route 9A; incorporate
into revised zoning regulations
|dentify design and redevelopment opportunities
Define objectives of a visually coherent and functional corridor that
provides a sense of connection and place
e Enhance residential component of the corridor
* Protect existing residential neighborhoods
o Strengthen neighborhood identity
¢ Prevent encroachment of unwanted uses on neighborhoods
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¢ Encourage residential uses where appropriate
» Improve traffic conditions to make residential areas more accessible

s Develop short- and long-term strategies to minimize uncoordinated and
incompatible development and to minimize traffic impacts

C. Implement Appropriate Regulatory and Design Strategies.

¢ Revise and update zoning ordinances and land development regulations to
implement “vision” so as to address:
o Compatibility of setback requirements and cumulative impacts
+ Relationships of floor area ratio, coverage and building height
standards
Parking requirements that match demand and avoid oversupply
An update and refinement of the range of permitted uses
¢ Promote multiple uses for diversification
e Prohibit or restrict disruptive, incompatible or intensive uses
o Establish appropriate standards to insure uses do not detract
from visual and functional characteristics of corridor
« Use of overlay zones and special use zones tailored to specific needs
including:
» New uses in underutilized buildings
o Standards for signage, lighting and landscaping
o Set standards for site development design that would improve the function of
the corridor and emphasize aesthetics in site planning, including:
¢ Visual enhancement strategies such as screening and landscaping
¢ Uniform signage standards
¢ Vista considerations
Establish uniform approach to site access points
Promote planning for and integration of transit services, pedestrlan facilities
and bicycle facilities through:
» Establishing a pedestrian network plan
¢ Reviewing pubhc transit routes, services and access points
o Developing bicycle access routes along roads and into development
sites

D. Establis jecti rR A and for Rou B

« Define purpose of bypass: should bypass be “new Route 9A" diverting traffic
from existing Route 9A or should it be an alternative access road to adjacent
properties, complimenting but not replacing existing Route 9A main through
road function?

+ Identify preferred truck routing through study area: should bypass or existing
Route 9A to serve as primary truck route or should trucks be directed to one
road over the other?
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o Determine preferred type of connection between bypass road and Old Saw
Mill River Road - should crossing be at grade or should it be grade
separated/turn restricted, if feasible.

 lIdentify preferred northern terminus of bypass on existing Route 9A - should it
be located as far north as possible?

» Consider design standards for bypass road:

Number of lanes

Limits on access and curb cuts

Provisions for landscaping and lighting

Provisions or pedestrian access

E. Explore Financing Options.

Consider feasibility of establishing a transportation improvement district.
Consider potential for Business Improvement District as means to implement
amenities for retail/office uses and visitors to area.
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