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MR. FON: Alright. So, nNow we move
on to Costco, I am sure most of you were
here the last time. It was a very long
meeting, a lot of very good topics and
concerns were brought up —-- excuse me one
second, counsel gave me some instructions.
Again, we had a lot of concerns, lot of good
questions were brought up the last time.

We've heard a lot, we are gonna try
to limit tonight repetitive comments, not
that I am going -- we are not trying to be
rude or push people off the stage area,
because we want to hear everybody. But, 1if
we start here again and again about two —-
we know the major issues, we want to hear
any new issues. Again, we are here for you
alright, we are all on this together, we
want to hear the concerns. We are going to
try to limit it, but we want to here
everybody.

If you could, respect us, respect
everybody in the audience, there are some
new professionals that have been hired. If
the professionals come up and they want to

give us a summary of what they've found and
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then submit the report, I think we would
appreciate that and I am sure everybody in
the audience would.

With that I would like to open back
up the public session for the Costco.

MR. CAPELLINTI: In deference of the
slate of speakers, I would defer to speak on
the subject for four or five minutes at the
end of the process, when everyone else has
been heard.

MR. FON: Well, we are not going to
leave a specific timeframe this time.

MR. CAPELLINT: I don't —-

MR. FON: ©No, we are going to wait to
see 1if everyone 1is on. I think we've heard
a lot. Again, I think there are a lot of
excellent guestions and issues that were
brought up the last time. What we are going
to try —-- we are going to trying to limit as
not be repetitive.

MR. CAPELLINT: I agree.

MR. FLYNN: Okay. That been said,
number twenty-seven from the last 1list, Mr.
Ben -- Mr. Ben Falk. And 1if you could

get -—- well, there is a sign-in in the back,
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if anybody is late and they are numbered.
So, I think everybody's got their number at
this point. Mr. Falk is twenty-seven. So,
if we could have twenty-eight to thirty-one
get ready so that we could get people going
as gquick as possible. Thank you.

MR. FALK: Good evening, my name is
Benjamin Falk, my address is my 3308 01d
Crompond Road, and I am here representing
all of the residential property owners on
the section of 0l1ld Crompond Road known as
the Bear Mountain Triangle, just north of
202.

We have already submitted written
comments, but I would like to provide you
with an updated copy containing more
signatures to replace our previous comments.
I am -—-— I am also providing copies of my
comments tonight.

MR. FON: Thank you.

MR. FALK: In the interest of time I
would like to summarize our comments here.
As I said, I represent all of the
residential property owners of the Bear

Mountain Triangle. We would be the most
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impacted by the proposed Costco development,
both during the construction and on an
ongoing basis.

We will have to live with the
construction noise, the disruption of
traffic and our ability to get in and out of
our own driveways and the permanent addition
of a major development right on our own
doorstep.

This site has particularly been the
subject of development proposals which have
gone —- has never gone anywhere, including
for a conference center, a hotel use and
retail shops, reportedly because of its
economics of proposal didn't work.

Costco 1is the first wviable
development proposal with a developer
willing to listen to our concerns and spend
money on improvements that will protect or
enhance our quality of life as well as that
of a site. This proposal is consistent with
the town's comprehensive plan and the
sustainable development study.

It should be noted that -- here that

both, the comprehensive plan and the
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sustainable development made huge efforts to
include residents of the town in order to
plan development in a way that would be
consistent with the residents ideas, wishes
and concerns.

Bear Mountain Triangle residents
participated in both efforts. As a result,
both studies are consistent with the wvision
of local residents as to what makes the most
sense here, based on our more intimate
knowledge of the area and what we would not
like to see in the way of development, but
also what we think we could live with. The
plan envisions mixed residential, office,
retail commercial in the center of the Bear
Mountain Triangle, not along the boundaries
of where Costco is proposed.

The high volume of the Taconic
Parkway and Route 202 intersection is not
appropriate as a hamlet development site.

Our written comments include specific
examples, point for point examples, of the
language in the Comprehensive Plan and this
is how we believe the project complies with

each.
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The town should also acknowledge that
the proposal involves the development of a
problem site, as noted in our written
comments.

There are many aesthetic benefits to
the town and local retailers in the
development of a gateway property, but there
are also very real benefits to the
environment.

The retirement of less than optimum
septic systems in a sensitive watershed, and
the remediation of known toxic areas on the
building site are big pluses for the
sensitive watershed and for local storm
water management.

Storm water management tactics being
proposed for the project site will correct
runoff problems from the nursery site that
have plugged drains along 0ld Crompond Road
for years. It is difficult to force
remediation when there is no viable
landlord.

These problems result in sheet flow
run off directly into the wetlands of

draining into the Hunterbrook, potentially
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contributing sedimentation and nutrient
loading downstream where flooding is a
growing problem, and risk thermal impacts
survival to the wviable trout spawning
Stream.

Opponents have voiced concerns about
the impact of the development on the
woodlands and wetlands surrounding the
building site. As residents we are pleased
to see there is no wetland incursion that --
and that changes to the parking layout to
the relocation of the filling station means
even minimal incursion into the buffer is
avoided.

Wetlands on the site, mostly grown on
farmlands abandoned between 1870 and 1910,
but also —-- but also the site also includes
some older pre-existing wooded land, of the
Bear Mountain Triangle, excluding the
Costco's site.

We have recently been studied for the
development of a Forest Management Plan.
Results of this study showed that the forest
here is rapidly dying as the trees die and

fall they are very quickly being replaced by
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invasive species. These wetlands are mostly
the same age and condition as those on the
Costco site.

Much work needs to be done quickly to
preserve the woodland area here, which can
only be done by a wviable, active landlord,
not an absentee landlord of an abandoned
site.

And the preservation of the wetlands
and the woodlands on the site will
automatically mean that they will maintain
an important habitat corridor -- corridor
connections. We have also heard the
concerns of opponents of the proposal
regarding the potential traffic impacts.

As mostly of you -- as the most
immediately impacted neighbors, we believe
the efforts of the Breslin team has made --
has made and the money they are willing to
invest in roadway improvements and traffic
amelioration tactics, will make a big
difference in the traffic flow in the area.

These improvements will be on top of
the improved -- will be on top of the

improvements the state is making to the Bear
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Mountain Parkway intersections at Stoney
Street and the 202. In fact, we remember
the results of the survey undertaken as part
of the sustainable development study, which
found a very significant percentage of
traffic passing along the 202 corridor from
the —-- at least Lexington Ave to the Taconic
was through traffic, not originating in
Yorktown and not stoping in Yorktown.

This seems to indicate that one of
the state's improvements are in place, that
thru traffic will use the Bear Mountain
Parkway rather than Route 202 exit, it
itself is an improvement.

We object to the scare tactics
opponents of Costco are -- use regarding
traffic impacts. While they continually
refer to seven hundred and fifty plus
vehicles per hour, Costco's estimates the
number of trips per hour in the DEIS is much
lower.

The resulting potential increase in
the traffic is therefore much closer to half
the number bandied about by the opponents,

at most. The figure is also not likely to
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be consistent throughout the day, seven days
a week —-- per week, so the figure is closer
to ten thousand additional cars on our roads
is farfetched at best.

The highest volume of new the traffic
are also not likely to occur at peak rush
hours, so impact will not be as significant
at those times.

Incremental improvements have proven
to make a vast positive difference in the
past, such as improvements when the BJs
lights were put in other private —-- public
private partnership that revealed the need
for suicidal driving on the wrong side of
202 to enter the 0l1ld Crompond Road and
dramatic traffic flow improvements when the
Lexington Ave right turn lane was installed.

We unanimously support the proposal
and ask you to approve the application in a
timely manner, and I thank you for your
attention.

MR. FON: Mr. Falk, thank you for
representing the group and not having
everybody come up, and you the one. Thank

you. Next i1s Angelo Michael Competiello.
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Number twenty-eight. No takers? Okay then,
twenty-nine, Alan Weger. And if you could
thirty, thirty-one and thirty-two.

MR. WEGER: So, my name is Alan
Weger, I live on 1415 Hiawatha Road, in
Mohegan Lake. I have lived in Yorktown for
about thirteen years now and I do have two
older kids who graduated from Lakeland
school system. I think we have an
obligation to maintain Yorktown as a
pleasant town for raising families, and that
really should be our first priority.

I am also a Costco member, so I am
not opposed to Costco per se. However, I
don't think that the proposed location at
the intersection of Route 202 and the
Taconic is an appropriate location for a
store of this type, because of the traffic
on Route 202 is already excessive and it has
been for the whole twenty-five years that I
have been living there.

And I don't believe that this traffic
will be remediated by the planned
improvements described at the previous

meeting. I already experience the traffic
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on Route 6 on a daily basis, and there is no
doubt that the Cortlandt Town Center
contributed to the very bad traffic
situation on Route 6.

Adding more traffic to Route 202 will
likely make the traffic on Route 6 even
worse as people try to find alternatives to
Route 202. I would also add that I have
discussed the traffic situation with many
people who live in this area, several of
whom specifically mentioned that the traffic
problems on Route 6 and 202 were a major
factor in their decision of not to buy a
house in this area.

Therefore, it is gquite possible that
any property taxes generated by the Costco
project will be offset by declining of
property values, as the general area becomes
a less desirable place to live due to the
traffic.

Furthermore, I think it is likely
that a store of this size will lead to
adverse impacts on local business. We did
witness substantial loss of local business

when the Home Depot store opened nearby.
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I did live on Westbrook Drive during
the planning and construction of the
Cortlandt Town Center, and I do not feel
that the adverse impacts were adequately
planned for. It seems very likely that they
are headed in a similar direction with
respect to this project.

Unfortunately, the east/west road in
this area have not kept pace with the
growing population. We need to bite the
bullet and invest in long-term
infrastructure such Mohegan Lake bypass on
Route 6 and the Bear Mountain Parkway
extension to the Taconic Parkway. We need
two lanes on each direction.

Until we do these things I don't
think it makes sense to add a significant
traffic burden to the area. I would
encourage Costco to examine other sites such
as the intersection of Route 9 and
Interstate 84, which would be much better
suited for a store of this size.

I hope the Planning Board realizes
that it is fully empowered to reject this

project in order to maintain the quality of
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life for Yorktown residents and permit the
graceful but inevitable natural population
growth in this area. Thank you.

MR. FON: Alright, now, before we
have go on to the next speaker, we have
heard about the traffic twice. One, not so
concerned about it and the last gentleman
concerned about it. So, 1f we could, we
don't want to know about the traffic again,
we know that it is a concern of everybody.

If you are concerned about traffic,
when you come up simply say I am concerned
about traffic; we have heard you, alright,
please. We've absolutely heard you, if we
could limit that.

In reference to the stores in the
area being impacted, that was brought up
multiple times at the last meeting, that is
part of the record. We understand that,
we've heard it many times. So, if we could,
those two items, if we can keep them out of
the rest of the meeting tonight. We have
heard you, it is part of the record, we are
going to go on from there.

And again, written comments are




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Proceedings 17

always accepted. They can get submitted to
Robyn or John in the planning office, those

too will become part of the comment record.

MR. FLYNN: Or if they have any
suggestions to remediate or to fix that
problem --

MR. FON: Absolutely true. And if
you have any ideas about how to fix the
problem or remediate it, those in writing,
but if it is just constant —-- we understand
the traffic is a problem. Thank you.

Alright, i1f we can go on to Gerry
Petraglia, number thirty. No good?
Alright. Number thirty-one, Lou Mancuso.
And if we could bring up to the front,
thirty-two, thirty-three and thirty-four,
please.

MS. ROBINS: Good evening, Chairman
Fon and Members of the Planning Board, my
name is Janelle Robins and I am a resident,
and homeowner and tax payer in Yorktown
Heights. I am a leadership in energy and
environmental design accredited professional

and have two degrees in engineering and I
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focus on land and owner resource
conservation.

While I am not a paid expert I do
want to use my time to speak about some of
the same issues that I expect the paid
experts will speak about.

We have heard a lot about the impact
that the proposed Costco will have in our
community's traffic, economy and character.
Theses are important issues and I want to
take a minute to thank my fellow citizens
for their expertise and experience and
readiness to take time of their busy days to
helps us understand those issues.

We haven't heard a lot about the
actual environmental impact of the proposed
development despite this being a public
hearing on well the Draft Environmental
Statement. While I can ask poetic and all
things related to natural resources, I
promise I will make my copies this evening
and save the gory details for my written
submission.

The proposed development will destroy

approximately, seventy-eight percent of the
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site and irreparably convert about ten acres
of wooded and open space to impervious
parking and roadway surfaces. So, what does
this mean? First, the development will
undoubtedly have an impact in the area's
current open space character, despite a
statement in the executive summary of the
DEIS is to the contrary.

So, my first question is, how will a
large commercial development of ten acres
maintain the open space character of
Yorktown? Next, I am sure we are all aware
that we are all located in the drinking
watershed for New York City. Many local
municipalities, including Yorktown get our
drinking water from local reservoirs.

A study connected in the current
watershed found that a big discharge would
increase with increasing urbanization. It
was three times higher in-catchments with
eleven percent impervious resurface as
compared to an undeveloped catchment. Bear
with me.

This means that the increased

impervious surfaces of the proposed Costco
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warehouse and parking lot increases the
volume of run off, which can result in
increased flooding and pollution of our
drinking water system. I did not find a
sufficient run off volume analysis in the
DEIS, even though this is a required
document.

So, my second question is, where 1is
this run off volume analysis, and what would
the impact be from on-site wetlands in our
water bodies? The DEIS claims that
discharges of run off will actually increase
the success and productivity of on-site
vernal pools. Unfortunately I find this to
be impossible.

By definition vernal pools are
ephemeral, they support needed development
of amphibians that would be unable to
withstand competition or predation in ecco
systems that are constantly inundated.
Amphibians are extremely sensitive to the
pollutants found in the run off, including
the increase in temperature.

Ph and salt sediment and nutrients

like phosphorous and other pollutants that
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are commonly found in run off originating
from roads and parking lots would decrease
the reproductive success of a pool life. It
is critical that water pools as well as
wetlands and wetland buffers are protected.

So, my third question is, what
evidence does the developer have to show
that run off water discharges will benefit
the pool ecco systems? Additionally
amphibians are known to travel significant
distances, across roads and even highways to
reproduce in vernal pools and wetlands.

However, the DEIS downplays interplay
between various impacted habitats, wetlands,
forest and old fields. 0ld fields in
particular are a habitat that we are losing
across this community and across the
country, and might I add one need not build
a large commercial development to clean up a
site of debris and trash, which the DEIS
painstakingly details.

Yet, the assessment notes do not show
site visit streams pink bird breeding in the
spring or during fall migration. So, my

fourth question is, what evidence does the
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developer have to show true isolation
whether hydrologically or from a wild life
perspective? Where is the habitat
assessment at the point of storm water
discharge and where is the comprehensive
multi-season of the fauna and the impacted
areas?

Run off contains any number of
chemicals, metals, sediments and nutrients
that pollute our drinking water. In
particular, phosphorous concentrations in
our new current reservoir which will
ultimately receive run off from this
proposed development currently exceeds
banksman permissible levels.

A new development is required to meet
strict phosphorous reduction standards.
However, the DEIS does not elaborate on how
the proposed development will meet state
standards. My fifth question is, where 1is
the pollutant loading analysis or how
exactly will the proposed development meet
state phosphorous standards?

For many of you here tonight many of

my questions may seem inconsequential, but
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they service a discrete example of how the
DEIS falls short of providing a
comprehensive disclosure of enviromental
impacts on our natural resources. Nor does
the DEIS provide sufficient detail on how
the developer may mitigate these kind of
impacts.

There are mitigation measures that
could be taken to lessen the impacts.
Unfortunately, Costco right out of the boxk,
dismisses many environmental site designs
and low impact development practices.

Instead of reducing impervious
surfaces by building multi-level structures,
they instead prescribe extensive one story
warehouses. Instead of using permeable
pavement, used successfully in colder,
harsher climates, like Montana's Glacier
National Park, are utilizing multi-level
parking structures, their preference as a
sprawling asphalt parking lot.

In fact, when the menu of green
infrastructure practices available, the
developer only considers two. One of them

is the conservation of natural buffers.




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Proceedings 24

That sounds good, right? Except the
proposed development actually intends to
encroach on the town's regulated one hundred
foot buffers.

The second practice is stream
daylighting, but consider the plan calling
for storm water discharge turning existing
wetland just clearly not an enclosed
conveyance in need of daylighting. And the
proposed development incurring a filling
station despite the town with a plethora of
gas stations.

And instead of proposing ways to
mitigate light pollution which could have a
severe nighted impact of migrating birds,
the developer intends to request a variance
to raise the height of their lighting
structures, eliminating any benefit from
shrouds intended to limit the negative
consequences.

In summary, I strongly urge the
Planning Board to consider if the proposed
development is the right development for
this parcel. Is it the kind of development

that Yorktown deserves?
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With the technology available today,
and the progress and scientific discoveries,
we know that the proposed development would
have an unnecessary and irreversible impact
in the quality of our natural resources.

Yorktown deserves smart development
that protects and conserves our resources
for generations to come. A development that
improves our community and makes it safer,
an ingenious development that leads and
inspires our neighbors.

MR. FON: Thank you. Okay,
thirty-three, Andrea Wagner. I would 1like
to bring up thirty-four, thirty-five and
thirty-six.

MS. WAGNER: Good evening, Andrea
Wagner, I am a resident, a business owner,
136 Upland Road, and I am here 22 years and
also a Yorktown Chamber of Commerce Board
Member. I'd like to speak in favor of the
Costco project.

I have heard that they were rated
number one and I wanted to know what that
was and I looked it up and basically was

told that it was an independent study by the
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American Customer Satisfactory Index, which
is an economic indicator that measures the
satisfaction of consumers across the United
States. That is no small feat.

To be number one, they are doing
something right, they have chosen Yorktown,
they have done their homework, and I feel
that the fear that has been talked about,
with the traffic, with the environment I
would like the studies that have been done
by the professionals have the most impact on
their decision.

There is a lot of car carrying
members that live in Yorktown, those are the
same cars private cars that are on our roads
that travel out of Yorktown to go to Costco.
The site is also, from what I understand, a
part of a large revitalization plan.

There i1s going to be improvements on
the Route 202 corridor regardless, but their
generous addition and into improving our
community, will also promote Jjob growth, new
life to the area and that is progress with
preservation. Thank you.

MR. FON: If I could too, one more
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thing. If you have prepared comments, if
you could give us a copy of them for the
record. Alright, thirty-four, Dennis Newns,
Dennis Newns; okay. Joe Straci. And 1if we
could get thirty-six, thirty-seven, and
thirty-eight up next.

MR. STRACI: Good evening.

MR. FON: Good evening.

MR. STRACI: My name is Joe Straci, I
am a resident of Croton-on-Hudson, that's my
post office address, actually I live in
Cortlandt and my next door's neighbor
property is partially in Cortlandt, which
puts me about two hundred feet from
Cortlandt.

Both my -- my children live —-- my
children, my grand children live in Yorktown
and are around Yorktown and most of my
involvement, both, socially and community
have been in Yorktown for the past thirty
years.

I am a member of the Chamber of
Commerce in Yorktown, I am the gentleman who
started the -- what do you call the -- I am

a little nervous, I don't know why, but I




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Proceedings 28

started what do you call it, the concert
series seventeen years ago. I was the —--
one of the founding presidents of the —--
what do you call it, the Circolo Davinci of
course, and John Savoca there was one of the
first people to join us and I was the —-- for
thirty years I have been a member of the
Lions Club and twice the president. I am
also on the board and the founder of the
Jack DeVito Foundation, one of the founders
I should say.

So, my involvement in Yorktown has
been very much a very strong and ongoing
commitment. I was in attendance at the last
meeting of this Planning Board, which held a
public hearing on the matter of Costco
coming to Yorktown and heard the many well
intentioned speakers go through their five
minutes of fame.

Some of them depicting a scenario of
fire and brimstone. Traffic nightmare,
ambulances stranded on 202, police
department overwhelmed with traffic and
criminal -- and criminal maihem. Small

businesses going out of business; declining
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home wvalue, school children lost in a sea of
unwielding traffic.

Fire trucks stuck on an impassable
Route 202, and all of this was presented by
proponents of Yorktown for growth. This
kind of growth sounds to me more like a
cancerous condition rather than an
opportunity for true progress.

Truth be said, Costco to me will act
like an anchor store for the town of
Yorktown, very much like a Nordstrom or a
Lord and Taylor do at the Westchester, not
put small businesses out of business, but
rather bringing more small businesses which
in turn will bring more revenues to
Yorktown, getting rid of the blight that we
see all along Route 202 and surrounding
areas, making it possible for a senior to
remain resident of their beloved Yorktown,
where they have spent most of their lives
and where their friends and families are,
and not being pushed out of town because
they can no longer afford to live here.

By lowering their taxes and perhaps

having the opportunity of having a local
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part-time or full time job and providing
more services for them. Enabling young
families to settle in a more affordable
Yorktown by lowering taxes and providing
greater subsidies to our schools, and
providing local jobs and career
opportunities as well.

Having had the opportunity of
reviewing in greater detail the kind of
commitments and care that Costco brings to
the people, by having a team of highly
professional people who have addressed every
possible concern and passed the rigorous
scrutiny and approval of no less than
twenty-one authorities, I feel very
comfortable in coming to the conclusion that
Costco is a great corporate citizen and will
bring a renaissance to a town in need and
deserving of a brighter future.

I urger every Yorktown resident to
get on board in helping promote progress,
true growth and a brighter future for
Yorktown, by saying yes to Costco. Thank
you very much.

MR. FON: If I could make one more
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point. We've had two people now who are
anti-Costco, I am sure the next one will be
anti-Costco, and the other one will be
pro-Costco, we get you, alright. We know
there is pro and against and I am sure
neutral. I am sure people are here just for
information. If T hear it again, I am going
to cut it off, alright. Thank you.

Next thirty-six, Neil Deluca. No Mr.
Deluca. Alright then, Johnathan
Nettlefield, thirty-seven. No show.

MR. NETTLEFIELD: Good evening.

MR. FON: Oh, I am sorry.

MR. NETTLEFIELD: Excuse me, I must
apologize for my voice and the probable
cuffing that is going to come, but I'll try
and keep it short. I am Jonathan
Nettlefield, Bridge Point Lane, I've been in
Yorktown for twenty-four years or so.

I just want to say a couple of things
first. First of all, thank you for what you
are doing, it is an important part of the
process and we appreciate it, I just wanted
to tell you.

But second of all, I wouldn't be on
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your side of the table for all the tea and
china right now, so I understand what you
have to do.

I thank you because planning is an
under appreciated, yet a very important part
of how we live today and it 1is interesting
to know that the two greatest concerns as
expressed by the residents of Yorktown when
they were polled at the beginning of the
comprehensive plan, the learnings that went
out for the comprehensive plan were -- am I
allowed to use the word traffic?

MR. FON: We understand you.

MR. NETTLEFIELD: Just the roads,
okay.

MR. FON: Thank you.

MR. NETTLEFIELD: And second of all,
high taxes, and traffic because we have
continued to develop in such a way that
live, work, shop, school, and entertain
ourselves in different places and the roads
connecting those different places haven't
kept pace with all the different places that
the planning and the applications went for.

MR. FON: Understood.
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MR. NETTLEFIELD: Right. SO on
higher taxes because over the years it has
been more profitable for a developer in
Yorktown to build residential developments.
In fact, some recently commercial zoning was
turned back to residential because it was
deemed to be more profitable.

So, that the accumulation result is
that we have had more children to educate
rather than a commercial tax paying
development like other towns. So, both of
those concerns in Yorktown are directly
related to past planning. And I believe
that both of those outcomes could have been
prevented if planning could've taken a long
view, such as proposed in a comprehensive
plan, rather than looking at each new
development as it 1is proposed and simply
weighing each development on the benefit of
the merits of the individual development at
the time that they are being proposed.

So let's talk about this development.
I don't dispute the building of some kind of
anchor store in this location, it is in the

comprehensive plan and it would serve as a
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nucleus as others have pointed out as a
nucleus for other kinds of commercial
activity and the stimulus for further
development.

And this was envisioned in the zoning
of the comprehensive plan. What was not
envisioned however, was the kind of shock in
the wall development that a 150,000 square
foot warehouse plot will bring to this area.

Now, there were those here who think
that maybe what the area needs is the kind
of shock and all development to kind of
revitalize the area and provide the stimulus
that the area needs.

But, as we've learned in another
theater at other time, 1s what comes after
the shock and all that we have to be
concerned about, and many of the people who
have come up here are talking not so much
about the development itself, but all the
implications of that it's going to come
afterwards. That's kind of a preamble.

I just want to say that I read the
entire DEIS, the comments I will give you 1in

the interest of time, will be written.
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MR. FON: Thank you.

MR. NETTLEFIELD: But, I did want to
comment here on one thing that hasn't been
talked about in detail before. And I should
also preface my comments by saying that I
have a little bit of experience in this
field.

I have a degree in economic
geography, a career in strategic planning,
which includes retail location and such
like. And my company works —-- 1is currently
working with the City of Poughkeepsie and
the Dutches County Chamber of Commerce in
helping them to figure out planning up
there.

I am going to read this again to save
everyone's time. This relates to the
section in the DEIS, pages I-38, including
appendix 7.K, as I understand it, and it 1is
the retail market analysis.

The DEIS attempts to justify the
addition of a 150,000 square foot warehouse
club, by using a patently outdated model of
consumer retail behavior. First,

assumptions have been made about the
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distances that consumers are willing to
drive to purchase goods based on national
averages, with an adjustment to reflect
local market conditions. There is no data
in the DEIS on what this adjusted might be
or how it varies from the national average.
So, we would like to find what that would
be.

Second, the retail market analysis
looks at the cannibalization between the
existing Costco stores, but not other retail
establishments, like BJs for example over
the road. We would expect Costco to do
their own market analysis to justify their
additional store within their existing
network of stores, but this does not tell us
how it would impact other competitive
retailers.

We know that the consultant qgquoted
Reily's law of retail gravitation as the
source and the application of this formula
to determine the distances that consumers
would travel to buy goods. Leaving aside
that this formula was derived in 1931 and

many factors have changed since then.
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Simply to rely on this formula to
calculate distances that people will travel
to shop suggests a very superficial
analysis.

Third, the use of three kinds of
trade drinks to segment shopping habits by
frequency and distance while appropriate for
general shopping, makes much less sense for
warehouse club shopping where large
quantities of everything are purchased less
frequently.

According to the subsequent analysis,
breaking down the number of households, with
a disposable income in these rings 1is
flawed.

Fourth, the analysis makes no
mentioned of the growth of internet sales,
as a modifier to consumer shopping habits.
In fact, the report asserts, for the
purposes of this analysis it is assumed for
the current year market conditions will not
change between 2010 and 2015. That is a
direct quote.

There 1is not a single serious study

of retail, but does not devote extensive
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analysis of changes due to the wide spread
growth of internet shopping.

They net result of these shortcomings
leads to the conclusion that this retail
market analysis is somewhat self serving to
the applicant and does not reflect the real
impact that Costco would have. According to
this, I urge you to reject this application.
Thank you very much.

MR. FON: Thank you. If I could make
one more point. Some of the speakers that
have come up have asked like Mr. Netterfield
specific questions, those will get answered.
If you come up and just state an opinion it
is going to be comment noted.

So, if you come up and have a
specific question, make sure you ask it, so
that it gets answered in the document.

Thank vyou. Number 38, Chuck Catalfamo. And
on the docket next would be thirty-nine,
forty, forty-one. Thank vyou.

MR. CATALFAMO: Ladies and gentlemen,
board members, my name is Chuck Catalfamo, I
live at 2306 Depeyster Drive, in Glasbury

Court. Costco coming to Yorktown, a no




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Proceedings 39

brainer. First of all, the thousands in
taxes that they will pay, got to help, will
some three hundred temporary employees and
from what I hear, over two hundred employees
that will be there forever.

That will give us an alternate for
shopping, a different type of shopping.
They will construct highway improvements.
As the traffic, which is a detrimental to
all of us here in Yorktown, there should not
be any additional traffic. With the traffic
improvements that they propose —-

MR. FON: Alright.

MR. CATALFAMO: -— out of towners
will come --

MR. FON: Sir, I am sorry with the
traffic I am going to cut you off.

MR. CATALFAMO: Okay, cut me off.

MR. FON: Thank you.

MR. CATALFAMO: Recently with the
Costco meetings someone said that his
experience dictated that if Costco comes to
Yorktown, BJs will go out and the BJs
shopping center will dry up. Not so.

Before BJs got there, there was a shopping
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center -—-

MR. FON: Alright, not to cut you off
again.

MR. CATALFAMO: Again, I am sorry I
am reading and I beg your pardon.

MR. FON: I understand.

MR. CATALFAMO: Okay. Well, some of
the owners in Costco said they would welcome
a Costco and and BJs owner said that they
also would learn -- they also would love it
because they learned that whenever a Costco
is built even near a BJs, businesses in
their area would do better.

Putting together a list of positives
and negatives, more positives than
negatives. I implore the Board that
respectfully okay this petition.

MR. FON: Thank you, sir. Okay,
thirty-nine, Stephen Steeneck and then next
would be forty, forty-one and forty-two,
please.

MR. STEENECK: He will take my spot.

MR. FON: Okay, he is yielding to the
consultant. If you could, basically give us

a summary of what you found and submit your
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report to us, please?

MR. GAROFALO: Is here okay?

MR. FON: Yes, thank you.

MR. GAROFALO: My name is James
Garofalo, Director of Transportation
Division at Tim Miller and Associates, Ten
North Street, Cold Spring. You have already
heard from Tim Miller who is the president
of Tim Miller and Associates. I will try
not to repeat anything that he discussed.

I will start with a discussion of the
site plan which we did not get into. One
question that I have is, deals with the
northern part of site in and is there going
to be a discussion of the property to the
north and the potential connection to —--
into the site from the property to the
north?

As far as -- I am going to next jump
over to the lower part down here. If there
is any place that deserves an air quality
analysis that there be a question mark here,
there should be a analysis, you are going to
have seven lanes, four lanes are going to be

backed up trying to get to the pumps.
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This is a depressed area, there will
be vegetation over to the east when blocking
in from clearing this area out, this
location needs to have an air quality
analysis.

Within this configuration you have
seven lanes, which will go —-- be into an
area that will have approximately,
forty-nine feet. So, you have seven lanes
in a very short distance are going to be
channeled in into forty-nine feet which
could be five or four lanes, four lanes a
little bit over twelve feet, which is a
normal size.

What's that distance that you are
going to be transitioned from seven into say
four lanes? Once you get to those four
lanes drivers have a choice, they can go to
the right and go all the way around, which
they are not going to do, that's like
traveling around ten football fields. So,
basically almost all of the traffic is going
to be making a left turn.

What's the distance here, that those

vehicles will be able to stack in the two
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lanes that are there? Now, Costco's own
data shows that approximately, thirty-three
percent of the traffic is going to use both
fueling station and the main building. So,
most of the traffic is going to be making a
left turn, when it gets to this side access
here.

That access should be a level service
analysis with queuing looking at that
particular intersection and whether or not
the traffic is going to gqueue back to this
exceedingly large curve cut for the gas
station.

There are, as I said two lanes, it
looks like from the diagram -- from the
figures that this is where the storage tanks
are going to be for the fuel lane. Where
exactly are the fuel trucks going to stop to
unload their fuel? Is this going to
interfere with this very key location?

Now, I don't know how you are going
to get the four lanes to come out of the
fueling station matching up to the two leans
that are going to be accessed here in this

short distance. I would like to know how
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that is going to be accomplished.

Over, in front on the south side of
Costco, there are a number of parking spaces
up against the building. Now, the fact of
the matter is this part of the road is going
to be very heavily traveled, how many
vehicles are going to be part of that road?
How easy is it going to be to back in, back
out of those locations which would probably
be used quite frequently for loading and
unloading and is that process when somebody
is loading and unloading a very large thing
like a large TV set, 1s that going to
interfere with the traffic that is on this
main part of the road?

Normally you would not have parking
in that portion of the road, you would leave
that open and you will need all the parking
on all these isles with its -- where the
traffic has been broken up. In this
particular case they are not doing that.
There 1s going to be a lot of interference
with their main access to the parking areas
at that point.

There are also a number of other
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problems, one of which is the sidelines
here, near the access to the road that goes
around the trucks. Also on the west side
where in order to see vehicle drivers are
going to have to turn their heads a lot more
than ninety degrees, in some cases possibly
a hundred and seventy, a hundred and ninety.
That's very difficult for a normal driver,
much less someone who is older.

Now, this is one of the reasons why
most intersections are designed to be "T"
intersections ninety degrees, very clearly
do not have that in some locations. This
needs to be addressed. You also have
situations where you are going to have
problems with the traffic coming in.

Down here, the secondary access you
have traffic that is going to be coming in
and in order to see the driver is going to
have to be looking all the way across at a
very steep angle, to see vehicles coming in,
probably they will be coming in very fast.

Now, with the BJs, when BJs came in,
they actual had a physical barrier along the

road in front of their secondary access and
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despite the fact that they had a curb there
to prevent the vehicles from making left
turns in, they were denied a secondary
access.

In this particular case there is no
barrier, so vehicles can physically do it,
even though it is going to be illegal.

One of the things that it is not
shown like the question is, where is it
going to be shown that the striping and
signing plan for this site -- so you can
better understand what is going on, not only
up here to find out that this is four lanes
or five lanes coming out of the gas filling
station, but how they're transitioning it.

And even though they show at that
point there is a do not enter, once you get
at little snow on that, people aren't gonna
see that and you are going to have a
forty-nine foot curb path that the drivers
coming in would look like a two lane road.
Forty-nine feet is awful wider than a normal
road, two lanes would be twenty-four, so it
is twice the width.

So, you need to have a signing and
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striping plan so you better understand how
traffic is circulating and being in control
within the site. When is this going to be
done so that not only you and Jacobs
Engineering and the public will have a
chance to comment on the circulation within
the site? ©Now, there is no reason why they
cannot have a plan that combines both the
zoning required parking and not intruding on
the wetlands and the wetland areas.

They've shown alternatives, which
show only restrictions on impact on the
wetlands with the reduced parking. Let them
show a plan, showing that there is ways in
which you can combine the required parking
in the zoning and the facility without
intrusion into the wetland and the wetlands
buffers.

In this particular case, there really
isn't any on street parking or any other
parking unless maybe this northern side 1is
someday developed, where extra vehicles can
go, this is it. This is all the parking
they are going to have. So, you need to

take a very close look at looking at an
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alternative to not only this site plan but
the alternatives which they provided in the
DETIS.

The isle that comes from the
secondary access, how can we redesign this
so that there is no parking, so that
vehicles can freely flow. Because vehicles
are going to be coming in at such a slightly
higher speed. It is going to be very
difficult for the people coming in and out
of parking spaces to see them coming in as
well as these two access cross isles.

Where is the design to show that they
can come in freely like they come in, in the
main access road, assuming that, that main
access even stays. Certainly there is some
gquestion in the analysis of the plans that
show the lane configurations at the two
access points and how the traffic and
traffic analysis is done.

These need to be looked at and
brought to a similar place, where the
analysis 1is looking at what is on the plan,
and the plan reflects the analysis that has

been done.
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This area on the southern part of
Costco actually might be a very good place
for people to quickly drop off and then
leave, but what are the problems going to be
when you actually have people trying to park
there and un-park and load in that area,
because that's the primary loading area for
major sites -- for major items.

Now, there is a couple of things that
I do want to provide to you, one is a letter
from the Planning Board October 26, which
lists a whole series of different things
wh