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10.1 Existing Conditions  
Commercial development in North Castle is largely comprised of 
office, retail and light industrial uses. As discussed in Chapter 12, 
office and research uses comprise approximately 614 acres, retail 
uses comprise approximately 70 acres and manufacturing, industrial 
and warehousing account for 75 acres within the Town. Much of the 
commercial development in Town is concentrated in and around the 
three hamlets—Armonk, North White Plains and Banksville. The 
main exception would be the large areas of office campuses south of 
Armonk.  
 

Armonk’s downtown business district is the most walkable of the 
commercial areas with a tightly woven mix of small commercial us-
es—retail shops, restaurants, offices— along several streets. The 
newly built Armonk Square development includes a supermarket, 
boutique shops, restaurants, offices and residences. Less walkable 
commercial areas, but having a wide mix of uses, stretch from Ar-
monk along Old Route 22 to the west of the hamlet, along Route 
128 to the north and on Route 22 just east of I-684. A mix of com-
mercial uses are also located along Business Park Drive, south of 
Armonk near the intersection of Route 22 and I-684. 
 

Commercial uses in North White Plains, along Route 22, Virginia 
Road and Lafayette Avenue, are more car-accessible than pedestrian 
oriented. The past decades have seen the Town and local property 
owners working towards connecting many of the commercial uses 
with sidewalks.  Nearby higher density residential neighborhoods 
surrounding the commercial corridors are being given better access 
to and within these business areas.  North White Plains is home to 
some of the Town’s only “traditional” suburban strip malls and 
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Figure 10-1.  
Lafayette Avenue,  
North White Plains 

Source: Bing Maps 
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shopping centers (for example the Sir John’s Plaza and the Stop & 
Shop Plaza). Lafayette Avenue has a high concentration of small 
light-industrial, office, auto-oriented businesses.  Virginia Road and 
the areas adjacent to the Metro-North rail facilities includes sub-
stantial industrial, light industrial and a mix of commercial facili-
ties. 
 

Banksville’s commercial area reflects the lower density areas of the 
eastern part of Town and adjacent Greenwich and Stamford, CT, 
including a smaller and less dense area of commercial activity with 
a variety of commercial uses. Shops, restaurants and manufactur-
ing, industrial and warehouse-type uses are centered in the hamlet. 
 

A. Office Land Use  
The largest commercial land use in the Town is shown on the Land 
Use Map in Chapter 12 as Office and Research, with 614 acres 
(3.7% of the Town’s land use). Benefitting from proximity to the 
Westchester County Airport and I-684, the largest concentration of 
office and research facilities are  in several contiguous large parcels 
south of Armonk along Routes 22 and 120. The largest include sev-
eral IBM office campus facilities, having access from both Routes 
22 and 120. Stretching south toward Westchester County Airport 
are other large office campuses currently occupied by Swiss Re 
Life and Health America, Citi Group Armonk Conference Center 
and MBIA. MBIA has sold the property and Airport Campus LLC 
has purchased the property. The property is currently vacant. Each 
of these campuses include large open space areas and parking areas. 
Some include a variety of uses accessory to the office facilities, 
such as on-site day care, recreation and food service facilities.   
 

Several of the parcels along Business Park Drive south of down-
town Armonk and in the area of Old Route 22 just west of down-
town Armonk include office and research among a mix of retail and 
manufacturing, industrial and warehousing uses. Smaller office and 
research buildings are found just north of the County Airport along 
New King Street, along Bedford Road in downtown Armonk and 
along the several commercial corridors of North White Plains. A 
1,000 space airport parking garage is proposed on New King Street. 
 

B. Retail Land Use 

The land use designation of Commercial and Retail encompasses 
70 acres of land in the Town, according the Land Use Map in Chap-
ter 12. A wide variety of establishments are included in such a des-
ignation—restaurants, retail shops, gas stations, hotels, health clubs, 
supermarkets, etc. As mentioned above, retail land uses are concen-
trated in the three hamlet areas of Armonk, North White Plains and 

Figure 10-2.  
New King Street, North of 
Westchester County Airport 
Source: Bing Maps 
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Figure 10-3. Major Employer List for North Castle, 2015  

Company Name Location Employee Size 

IBM Corp 850 

Byram Hills Central School District 465 

Breezemont Day Camp Inc 267 

Mariani Gardens 250 

Benfield Electric Supply Co 185 

Super Stop & Shop 151 

Boces Transportation 150 

CARQUEST Auto Parts 150 

Cine Magnetics Inc 150 

Production Resource Group LLC 150 

Safe Flight Instrument Corp 143 

Diebold Inc 101 

Alfredo Landscape & Devmnt Crp 100 

Grand Lux Realty Inc 100 

Swiss Re  100 

Heraeus Kulzer Inc 91 

Wallauer Paint & Decorating 85 

CMI Pro Color Inc 70 

LA Quinta Inn-Armonk 70 

Citibank 64 

Brynwood Golf & Country Club 60 

Contego Systems 60 

Michael Bellantoni Landscape 60 

BOCES 51 

Armonk Limousine & Car Svc Inc 50 

CHEEZWHSE.COM 50 

Future Stars Camps 50 

Houlihan Lawrence Inc 50 

National Lawn Sprinklers Inc 50 

Whippoorwill Club 50 

Source: InfoUSA 2015 
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Banksville. Except for the Stop and Shop shopping center and Sir 
John’s Plaza in North White Plains, the Town if mostly without any 
strip shopping centers or malls. North White Plains’ retail uses exist 
mostly in unconnected and separate buildings along Route 22. 
Downtown Armonk has the Town’s best walkable retail area with a 
variety of shops and restaurants, most recently enhanced with the 
new Armonk Square development on Main Street. Banksville’s sev-
eral commercial and retail properties serve the eastern portion of 
Town and include such uses as a restaurant, deli, a small food and 
beverage market, a nursery and animal hospital.  
 

Thirty acres of land in North Castle have been identified as Mixed 
Use. Traditionally, mixed uses often include a residential compo-
nent. Several larger parcels along Business Park Drive in Armonk, 
however, are considered Mixed Use but don’t include residential 
uses. Their mixed use status results more from the properties’ mix 
of office, retail or light industrial.  The Armonk Square develop-
ment in downtown Armonk is mixed use due to the mix of retail, 
office and residential components at the site. 
 

C. Manufacturing, Industrial and Warehousing  
There are 75 acres of land categorized as Manufacturing, Industrial 
and Warehousing. In the Armonk area several of these properties 
are located on Labriola Court just east of downtown and on Busi-
ness Park Drive. Warehouse uses at these sites take advantage of 
the easy highway access of I-684 and Route 22.  The other concen-
tration of manufacturing, industrial and warehousing uses is along 
Lafayette Avenue and  
Virginia Road in North White Plains. The Byram Concrete facility 
on Virginia Road is a highly active industrial site adjacent to the 
Metro-North rail yard facilities.  
 

D. Major Employers  
Much of the employment in North Castle involves either white-

collar jobs requiring at least some college education or lower pay-
ing service industry jobs. According to U.S. Census statistics, in 
2013, of the 8,359 workers in the Town, at least 63% of had at-
tained a level of education above the high school level. The variety 
of jobs in North Castle include finance and insurance (15.5%), 
management of companies and enterprises (10.7%), professional, 
scientific and technical services (7.9%), educational services 
(7.4%), transportation and warehousing (7%), construction (6.5%). 
Wholesale trade makes up 6.4% and retail trade is 5.1% of jobs in 
the Town. 
 

Figure 10.3 includes a list of the Town’s major employers as of 

Figure 10-4.  
Business Park Drive, Armonk 

Source: Bing Maps 
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2015. Many of the office, professional and support service jobs are 
located in the various office parks in Armonk, including the IBM 
facility campus. Most retail jobs are clustered in the hamlets of 
North White Plains and Armonk. Most educational jobs are located 
at the various public and private schools.  
 

E. Spatial Relationship of Jobs to Residency  
2010 Census data and 2013 Longitudinal Employer-Household Dy-
namics (LEHD) have allowed for a more recent snapshot of em-
ployment by industry and where people live in relationship to their 
jobs. This data is included in tabular form in Appendix 10-1. 
 

According to LEHD data, there are 8,539 jobs within the town. 
There are 4,399 residents who have jobs, which represents a net in-
flow of jobs given that the number of jobs in the town is higher than 
the number of residents who have jobs. However, of the 4,399 resi-
dents with jobs, only 521 (11.8%) live and work within the town. 
The remaining 3,878 resident workers commute elsewhere. This 
also means that 7,838 workers come in to the town from elsewhere 
to work.  
 

Figure 10-5. 
IBM Campus, Armonk 

Source: Bing Maps 
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a. Out-Commutation 

As mentioned above, of the 4,399 residents with jobs, only 521 
(11.8%) live and work within the town. The rest likely commute to 
other places for work. The overwhelming majority of North Castle 
working residents commute to other places in Westchester (45.5%), 
Manhattan (24.1%) or Fairfield County (10.5%). All other New 
York Metro region counties receive approximately 2.6% or less of 
the North Castle resident work force. 
 

Within Westchester, the out-commutation is spread among several 
county municipalities: White Plains (6.4%), Yonkers (2.7%), Harri-
son (2.2%) and Mount Kisco (2.1%). 
 

b. In-Commutation 

Of the 8,539 workers in North Castle, only 521 (6%) live in the 
town as well. The rest must commute from other places for work.   
Westchester County residents make up 44% of the workers in North 
Castle. The remainder come from communities scattered amongst 
the various metro-area counties in relatively low quantities: Fair-
field County, CT (11.9%), Putnam (5.3%), Dutchess (4.4%), the 
Bronx (4.2%), Rockland (3.2%), Manhattan (3.2%), Nassau (3%), 
Suffolk (2.9%) and Queens (2.8%).  
 

Within Westchester, the in-commutation is also spread among sev-
eral county municipalities: White Plains (4.2%), Yonkers (3.9%), 
Mt. Vernon (1.8%), Harrison (1.7%), Port Chester (1.3%) and New 
Rochelle (1.3%).  

Figure 10-6.  
Armonk Square 

Source: Chappaqua on Twitter 
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