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A. Land Use, Zoning and Public Policy 
 
The Land Use, Zoning and Public Policy analysis presented in this section is divided into 
three sections: 1) Existing Conditions, 2) Potential Impacts and 3) Proposed Mitigation 
Measures.  A definition of the study area is included in the first section. All three sections 
address land use and zoning together. The Existing Conditions section describes the 
current land uses in the study area, and an overview of the current zoning related both to 
the project site and the adjoining properties. The Potential Impacts section examines 
what, if any, impacts the Proposed Action would have on surrounding land uses, the 
cumulative impact of the Proposed Action on other planned projects, and the consistency 
of the Proposed Action with local and regional land use plans. The final section presents 
various aspects of mitigation related to the Proposed Action.   
 

1. Existing Conditions 
 

The proposed project is located in the Town of Yorktown in Westchester County, 
New York. The project site (Exhibit III.A-1a, 1b) comprises four parcels (Section-
Block-Lots: 26.18-1-17, 26.18-1-18, 26.18-1-19 and 26.19-1-1) for a combined land 
area of 18.75 acres of land. The site is bounded by Route 202/35 to the south, Old 
Crompond Road and lands now or formerly of Jonas Chen and Edmund Chan to the 
west, vacant lands of the State of New York to the north and the Taconic State 
Parkway to the east.  
 
The land use study area (ExhibitIII.A-2) corresponds to the area within ½-mile radius 
of the project site where the Proposed Action may have the potential to affect existing 
land use and development patterns and trends. This study area is defined specifically 
for the Land Use section of the DEIS. The study area is bounded on the north by 
Barberry Road and Winding Court, on the west by Stony Street and Linette Court, on 
the south by Ellen Lane and Edcris Road, and on the east by Loretta Street. The study 
area includes those properties fronting along the commercial corridor of Route 202 
(Crompond Road) that may be influenced by the Proposed Action or elements of the 
Proposed Action. 
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a. Land Use 

(1) Project Site 
Existing land uses on the project site (ExhibitIII.A-3) are as follows:  
 parcel 26.18-1-17 (0.239 acres) is multi-family residential (two 

2-story single family residences supported by a single driveway 
with access from Old Crompond Road); 

 parcel 26.18-1-18 (4.277 acres) is Zino’s Nursery (three wood-
frame buildings with direct access from Route 202/35); 

 parcel 26.18-1-19 (14.235 acres) is a vacant motel complex 
(two 2-story buildings, generator building, shed, circulation 
road, parking area and driveway access from Route 202/35); 
and  

 parcel 26.19-1-1 (14.235 acres) was previously a gas station 
that is now used as a gate and fence supplier1 (one-story brick 
building, paved access from Route 202/35, vehicular 
circulation area and onsite fence-enclosed storage area). 

 
The existing developments include buildings, pavements and open 
landscaped areas.  The undisturbed portions of the site remain wooded.  
Approximately 1.04 acres of the project site are wetlands. The site 
currently has one main access road forming a loop in the southeast 
corner, with entry and exit onto Crompond Road (Route202/35). 

                                                 
1 Source: Town of Yorktown, Office of the Assessor, April 5, 2011. 
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(2) Study Area 
The study area contains about 747 acres of land. Existing land uses in 
the study area (ExhibitIII.A-4) include a mix of residential, 
commercial and light industrial uses, as well as vacant and public 
park/parkway lands. The study area has a large portion of residential 
land use, most of which is single-family residences in a low-density 
pattern of development. Non-residential land uses and rights-of-way 
make up much smaller proportions of the total land area. 
 
The Taconic State Parkway and Parkway lands are adjacent to the site 
on the north and east. State Parkway lands account for about 20 
percent of total land in the study area. Immediately to the west of the 
site is single-family housing on minimum ½-acre parcels. Almost half 
of those parcels are greater than the ½ acre minimum and range from 1 
acre to 9 acres in size. Detached single-family residences in a low-
density pattern of development (with a minimum of ½-acre or 1-acre 
lot sizes) make up approximately 38 percent of all land uses in the 
study area. Much of the land to the south and west of the site along 
Route 202 contains commercial/retail uses, along with some 
warehousing uses and vacant land. Land used for commercial and 
retail purposes represents about 10 percent of the study area land. 
Vacant or undeveloped land comprises approximately 38 acres or 5 
percent of land within the study area. Transportation, Communication 
and Utilities make up approximately 55 acres or 7 percent of the land 
in the study area. The land to the east of the site across the Taconic 
State Parkway contains office/research uses (currently the Mercy 
College Yorktown Campus). Office buildings represent about 3 
percent of study area land. Homeowners Association Common Land 
and Institutional and Public Assembly land represent approximately 1 
percent of the land in the study area. The balance of land in the 
northeast, northwest and southwest quadrants of the study area is 
primarily low and medium-low density residential uses. The Sylvan 
Glen Town Park located to the northwest of the site accounts for a 
little over 3 percent of land in the study area. Sylvan Glen Town Park 
and Nature Preserve encompasses 163 acres in its entirety and offers 
outdoor recreation in a scenic natural setting with many trails 
highlighted by remnants of past quarry operations.  
 
The Taconic State Parkway, running to the east of the project site, is a 
State designated Scenic Byway (1992). In 2005 the entire highway 
was also listed on the National Register of Historic Places. The 
Taconic State Parkway land covers approximately 152 acres of the 
study area. Franklin D. Roosevelt State Park land accounts for 
approximately 96 acres or 13 percent of land in the southeast quadrant 
of the study area, between Route 202 and the Taconic State Parkway. 
In its entirety, FDR State Park encompasses 960 acres and provides 
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many recreational opportunities year-round such as freshwater fishing 
and boating in Mohansic Lake and Crom Pond, a 3,500 person 
capacity swimming pool, picnic areas, sporting fields, trails, disc golf, 
ice skating, ice fishing and cross country skiing to name a few. FDR 
State Park, along with other County, Town and State park land, is 
designated as a Critical Environmental Area (CEA). As such, the 
project warrants detailed analyses as to how it will impact the Park. 
FDR State Park is designated a CEA area due to its unique and 
exceptional character in offering social and recreational opportunities, 
a benefit to human health, and  a natural setting home to lakes, wildlife  
and vegetation.   
 
Section III.K.3.f.iii (Traffic and Transportation) of this DEIS addresses 
the potential for pedestrian and bike traffic connectivity. In association 
with the Proposed Action, improvements to Route 202/35 will include 
a paved shoulder for bicycle traffic and a sidewalk on the north side of 
Route 202/35 between FDR Park and the Project Site.  The 
improvements will help promote pedestrian connectivity between the 
two facilities. 
 
Commercial uses in the study area include a shopping center with BJ’s 
Wholesale Club on Route 202 (about ¼ mile to the west of the site on 
the south side of Route 202), and a Mobil gas station near the 
intersection of Mohansic Avenue and Carpenter Road. Route 202 
west, in the direction of Peekskill, contains primarily strip commercial 
uses. 
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Exhibit III.A-4
Existing Land Use in Study Area
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There are five proposed projects in the study area (Table III.A.1). The 
first is a religious/institutional project proposed across from the project 
site on the south side of Route 202. The second is a mixed-use project 
on Old Crompond Road to the west of the project site that is currently 
under review. The third proposed project is a 4,761 sf addition to 
Adrian Auto Body located to the west of the project site, on the south 
side of Old Crompond Road. The fourth project is a “big box” retail 
development proposed along Route 202/35, which is still in the 
preliminary planning stage. In addition, there is a proposed 
institutional/residential project that is currently under review by the 
Town Board, located outside of the study area on Catherine Street to 
the southwest of project site. 

 
Table III.A.1 

Proposed Projects in and Around the Study Area 

# 
Project 
Name Location SBL Type  Size Status 

1 
Temple 
Israel 

3241 Crompond 
Road 

36.06-2-72 Site Plan 40,110 SF Temple 
and school with 330 
seat sanctuary 

Approved in 2005. 
Not under 
construction. 

2 
Crompond 
Crossing 

3372 Old 
Crompond Road 

26.18-1-7 Commercial Site 
Plan 

8,500 SF & 4,200 
SF retail 

Approved 

 
    Residential Site Plan 26 condominium 

units 
  

       Subdivision 29 lot subdivision   

3 
Adrian 
Auto Body 
Addition 

3330 Old 
Crompond Road 

26.18-1-24 Amended Site Plan 4,761 SF addition Approved 
12/13/2010. 

4 Big box 
retail 

Route 202 and 
Stony Street  

 Big box retail NA Proposed, 
application not yet 
submitted 

5 

Field Home 
Expansion 

Catherine Street 35.12-1-2 & 3 Residential Site Plan 102 senior 
independent units 
New skilled nursing 
facility 

Site Plan approved 
by Town April 
2012 

 
b. Zoning 

 
(1) Project Site 

Following adoption of the Town’s updated Comprehensive Plan on 
June 15, 2010, the Town implemented zoning ordinance changes on 
February 3, 2011. The Proposed Action is consistent with the Town’s 
newly adopted Comprehensive Plan.  This is reflected in the history of 
the zoning of the site and several other areas of the Town.  One of the 
alternatives considered in the SGEIS for the Comprehensive Plan was 
Alternative B3, which would have eliminated all Planned 
Development Districts (PDDs) in the Town.  The initial draft of the 
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Town Board’s proposed SEQRA Findings Statement, which was made 
available to the public, referenced this Alternative and indicated that it 
would have effectively prevented “big box” developments in the 
Town.  However, the final, adopted SEQRA Findings Statement, dated 
June 15th 2010, stated (on page 15) that the PDD overlays were being 
retained in the Bear Mountain Triangle and the Jefferson Valley and 
Shrub Oak hamlets. Thus, the Town Board determined that the PDD 
overlay should remain in place in the BMP Triangle, thus allowing a 
“big box” development on the site. Currently, all parcels of the project 
site are zoned C-3 (Commercial Limited). Permitted principal uses and 
uses allowed by special permit in the C-3 District are described below.  

 
[1] The same principal uses as for the C-2 District, which include: 

[a] The same main uses as specified by Subsections C(8)(a)[1], 
[2], [3], [5], and [8] for the C-1 District: 
[1] Stores or shops for the conduct of retail business, bank, 
post office, restaurant and other places serving food and 
beverages, professional and business offices, and personal 
service establishments including grooming of house pets , 
except that no use shall be permitted where any part of the 
service is conducted outside the premises unless a special use 
permit has been issued by the Planning Board after due notice 
and public hearing. 
[2] Governmental building and use. 
[3] Off-street parking area (not including any area for outdoor 
display or storage of any motor vehicle). 
[5] Parks, parkways. 
[8] Health clubs. 

[b] The same main uses as specified by Subsections C(1)(a) [5], in 
the R1 District: 

[5] Private and public parks, parkways and recreation 
facilities, but not including a commercial facility. 

[c] Undertaking establishments. 
[d] Single auditorium theaters and playhouses 

[2] The same special uses as for the C-2 District, except that no 
special permit need be obtained for any such use. These include: 

[a] The same special uses as for the R1 District except as specified 
by Subsections C(1)(b)[2], [15], [16] and [17]. 
[b] Amusement centers as provided in § 300-77. 

[3] Wholesale and storage uses conducted entirely within a building, 
except that self storage buildings are not permitted. 
[4] Preparation or manufacture of goods or products for retail sale on 
the premises if not more than 10 persons are employed in such 
preparation at any one time. 
[5] Nurseries and Garden Centers 
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Principal uses permitted by special permit in the C-3 District include: 
[1] Drive-in theaters. 
[2] Motel or automobile courts or hotels; special permit to be granted 
by the Planning Board. 
[3] Transportation terminal and product transfer facilities. 
[4] Exterior storage yards. 
[5] Gasoline filling stations in accordance with the standards set forth 
in § 300-46. 
[6] Amusement centers as provided in § 300-77. 
[7] Automated car wash in accordance with the standards set forth in 
§ 300-46, without a gasoline filling station. 
[8] Day-care facilities and nursery schools in accordance with the 
standards set forth in § 300-53. 
 
 
(2) Study Area 
The general zoning districts in the study area are depicted on Exhibit 
III.A-5. The primary character of the study area is residential although 
commercial and office uses are common. Over 57 percent of land in 
the study area contains residential zoning districts (R1-20, R1-40, R1-
80, R1-160, and R-3). Non-residential zoning districts (C-1 
Commercial Shopping Center, C-2 Commercial hamlet Center, C-3 
Commercial Limited, C-4 Commercial General, IN Planned 
Interchange and OB Research Laboratory and Office) comprise about 
18 percent of the study area land uses, including the length of the 
Route 202 corridor. Approximately 25 percent is the Taconic State 
Parkway Corridor Right of Way (ROW). Overall, the study area 
consists predominantly of low density residential zones with several 
commercial, office and research / laboratory zones immediately 
surrounding the Route 202 corridor.    
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Exhibit III.A-5
Study Area Zoning

0 1,400 2,800700
Feet

Data Source: Town of Yorktown Zoning GIS, 
Westchester County GIS data

Project Site
Land Use Study Area

Zoning Districts
R1-10 1/4 acre One-Family Residential
R1-20 1/2 acre One-Family Residential
R1-40 1 acre One-Family Residential 
R1-80 2 acre One-Family Residential 
R1-160 4 acre One-Family Residential 
R1-200 5 acre One-Family Residential 
R-2 Two-Family Residential
R-3 Multifamily Residential
RSP-1 Age-Oriented Community
RSP-2 Senior Citizens District
RSP-3 Age-oriented Geriatric Community

CRC Commercial Regional Center
C-1 Commercial Shopping Center
C-2 Commercial Hamlet Center
C-2R Commercial Hamlet Center
CR Commercial Recreation
C-3 Commercial Limited
C-4 Commercial General
CC Country Commerical
OB Research Laboratory and Office
O Office
I-1 Light Industrial Park
I-2 Planned Light Industry
IN Planned Interchange
T Transitional Zone

Planner3
Typewritten Text
R1-40

Planner3
Typewritten Text

Planner3
Typewritten Text
R1-40

Planner3
Typewritten Text
R1-20



   Section III.A 
Proposed Costco Wholesale Store and Fueling Facility                      Land Use, Zoning and Public Policy 

______________________________________________________________________________________ 
Draft Environmental Impact Statement   

III.A-14 
 

Prior to September 19, 2011 Zino’s nursery property, within the study 
area, was located in Westchester County Agricultural District. No. 1. 
The Agricultural Districts Law provides for reduced property tax bills 
for land in agricultural production if the land satisfies the eligibility 
requirements. In this case, the land is not used for agricultural 
production, and the property owner never applied for an agricultural 
assessment for the parcel. Since the landowner never received an 
agricultural assessment for the parcel, the land is not encumbered with 
an obligation to remain in agricultural use for five years, nor will it be 
subject to payment (to recapture the taxes foregone) for conversion to 
non-agricultural use. 
 
Upon review of the amended agricultural district maps for Westchester 
County Agricultural District No. 1, tax parcel 26.18-1-18 (Zino’s 
Nursery) was removed from the agricultural district during 
Westchester County’s last review.  The Commissioner of Agriculture 
and Markets certified the revised agricultural district on September 19, 
2011.  The subject parcel is no longer located within a County 
adopted, State certified agricultural district.  Therefore, the Agriculture 
and Markets Law does not have any bearing on the proposed project. 
(Refer to email memorandum from Department of Agriculture in 
Appendix VII.L of this DEIS.) 
 
Agricultural District, Yorktown 
Zino’s Nursery No Longer in Agricultural District as of September 19, 2011 

 
 
 
The entire study area is in the NYC New Croton Watershed, and is 
subject to review and approval by the NYC Department of 

Zino’s Nursery

Zino’s Nursery
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Environmental Protection. The project Site is tributary to the Hunter 
Brook which discharges into the New Croton Reservoir, part of the 
NYC watershed. NYCDEP is an involved agency and will review the 
proposed project for potential impacts. 

  
c. Public Policy 

 
This section describes the land use recommendations for the subject 
parcels as envisioned in the Comprehensive Plan, the Sustainable 
Development Study dated March 2004 (“Sustainable Development 
Study”), Patterns for Westchester County Planning Board (“Patterns 
for Westchester”) and 2025 Context for County and Municipal 
Planning and Policies to Guide County Planning adopted May 2008, 
amended January 5, 2010 (“Westchester 2025”). 
 
The Town of Yorktown Comprehensive Plan was adopted on June 15, 
2010. The Plan states that the Town’s land use vision is for Yorktown 
to remain a primarily low-density community, with a mix of retail, 
office, civic and residential uses in its five-hamlet business centers. 
According to the Comprehensive Plan, the purpose of the Commercial 
Limited (CL or C-3) zoning district was modified to allow for small, 
freestanding, roadside commercial uses along major arterial roadways 
in the business hamlet centers, but exclude auto-oriented uses that 
generate heavy volumes of traffic. Typical land uses for this zone 
include retail stores, personal services and restaurants, but do not 
include auto-oriented uses such as car washes and auto dealerships. 
The Comprehensive Plan also provides the following design and 
development concepts for the C-3 District: 
 
 Freestanding businesses 
 Small minimum lot size 
 Significant open space requirement (e.g., not less than 30 percent). 
 Woodland buffers adjacent to single-family residential zones, and 

minimum 20-foot landscaping strips along street frontages. 
 Cross-access agreements and consolidated entrances, wherever 

possible. 
 Sidewalks along the street frontage, and walkways connecting 

store entrances on adjacent lots. 
 Lighting standards should require outdoor light to be focused 

downward and away from residential areas. Standards should also 
strive to reduce glare effects. 

 All areas should be subject to natural resource protection 
requirements relating to wetlands, water bodies, steep slopes, tree 
clearing, etc. 
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The Comprehensive Plan projects that the proposed completion of the 
Bear Mountain Parkway and planned improvements to Route 6 and 
202 will create further opportunities to enhance the Mohegan Lake and 
Crompond business districts. The Comprehensive Plan, supplemented 
by findings of the Sustainable Development Study2, calls for a mixed-
use hamlet business center in the Bear Mountain Triangle within 
Crompond, where the proposed project is located. 
 
The Bear Mountain Triangle area includes the BJ's shopping center3, 
the Route 202 corridor between BJ's and the Taconic State Parkway, 
and the area bounded by Route 202, the Bear Mountain Parkway 
(BMP) and the Taconic. The overall concept put forward in the 
Comprehensive Plan is to develop the Bear Mountain Triangle as a 
mixed-use center, while improving the corridor that stretches out to the 
west. 
 
Crompond Conceptual Design 
 

 
 
The economic development recommendations of the Comprehensive 
Plan suggest that the Bear Mountain Triangle is Yorktown's major 
opportunity site for a mix of housing, office and retail uses, and that 
the commercial strip along Route 202 should be greened, along with 
preservation of open space over the north side of Route 202. Other 
recommendations for this area include the following: 

                                                 
2 Route 202/35/6 Bear Mountain Parkway: Sustainable Development Study: Linking Land Use and Transportation: 2004. 

 
3 

BJ’s shopping center is located within C-1 zoning district, which allows medium size community-oriented shopping 
centers on large minimum lot sizes. 
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 “Policy 4-24: At the eastern end of the hamlet business center, 
promote retail, office, and country inn uses with a regional draw”. 
4 

 Create high-quality master-planned development while protecting 
wetlands and steep slopes. 

 Working with property owners, businesses and residents, the Town 
should develop a Planned Design District for the Bear Mountain 
Triangle that specifies preferred uses and development patterns for 
the area. The overall concept for the area, to be further refined, is 
as follows:  
 On the north side of Route 202, adjoining the Taconic State 

Parkway, the underlying zoning should be maintained, with an 
overlay allowing office and/or hotel uses at the top of the hill, a 
"village center" with small stores and limited mixed-use at the 
bottom of the hill (with pedestrian amenities, parkland, and 
public spaces), and senior housing and office uses in between. 
These areas should be integrated, rather than having each 
element oriented only to Route 202. 

 This stretch of Route 202 should be a green corridor, with 
preservation of open space on the north side, and heavily 
landscaped buffers on both sides that hide the buildings and 
parking lots to the rear. 

 
Both the Westchester County Patterns for Westchester: the Land and 
the People (1996) and Westchester 2025 offer a policy framework to 
guide the County’s future physical development, by establishing 
planning strategies “through which County and municipal 
governments may implement their common goals for serving people, 
conserving land and water and assuring economic growth.” In terms of 
land use, these regional plans indicate that Centers, Corridors and 
Open Space are the three building blocks of Westchester County’s 
pattern of development.  It is centered on the strategy for conserving 
the environment and nurturing the economy by strengthening existing 
centers and corridors of development. 
 
Centers consist of “a commercial or mixed-use core and surrounding 
residential and industrial sectors, and are likely to have the principal 
commercial services on which most communities depend, and often 
provide a range of housing opportunities that outlying areas may lack.  
The density and mix of uses in centers distinguish these places sharply 
in form and appearance from surrounding areas.” The proposed project 
site does not fall within a Center. Not far from the project site, 
however, is Yorktown Heights, which is identified as an Intermediate 

                                                 
4 Town of Yorktown Comprehensive Plan, 2010. 
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Center in both Patterns and Westchester 2025, characterized by 
unmistakable urban activity and well-developed infrastructure 
systems, and providing a broad range of essential services to a wide 
surrounding area. In addition to the services and facilities found in 
local centers, intermediate centers are likely to have mid-rise 
apartments, large-scale retail stores, office buildings and, often, light 
manufacturing areas at the periphery. 
 
Corridors are defined as the “historic paths of movement and 
development”, with three functions (transportation, development and 
scenic) that sometimes overlap.  Some corridors provide critical links 
to the surrounding region, while in-county traffic is more likely to use 
New York State, County and local roads. Development along corridors 
is encouraged to “be consistent with County policy on transportation, 
housing, waste disposal and watershed protection.” Existing corridor 
development can be enhanced to improve their function and economic 
vitality and make maximum use of the public investment in 
infrastructure. The Taconic State Parkway, which borders the project 
site, is identified as a Corridor serving a scenic function. Route 
202/Route 35 in Yorktown (part of the stretch between Peekskill and 
South Salem) is also identified as a Corridor. 
 
The Sustainable Development Study proposes a reduction in allowable 
densities for vacant, developable parcels located between Route 6 and 
Route 202 west of the Taconic State Parkway. The Study also 
recommends creation of a mixed-use hamlet business center in the 
Bear Mountain Triangle within Crompond. 

 
2. Potential Impacts 

 
a. Land Uses  

 
The proposed project does not entirely comply with the design and 
development concepts of the C-3 zoning district as set forth in the 
Town’s Comprehensive Plan. The proposed project specifically does 
not conform to the zone’s conceived purpose of “small minimum lot 
size” for the project site, as the project requires a large floor area on a 
large tract of land. It does, however, meet other design and 
development concepts for the site, such as: freestanding business, 
>30% open space requirement, woodland buffers adjacent to single-
family residential zones, and minimum 20-foot landscaping strips 
along street frontages, and subject to natural resource protection 
requirements. The project does not comply with the Town Lighting 
Ordinance, and will require a variance from this requirement. 
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The Project site is located at the intersection of the Taconic State 
Parkway (TSP) southbound exit ramp and Route 202/35. Patterns for 
Westchester describes the scenic function of many of the major roads 
in the County, including the Taconic State Parkway, which borders the 
project site. These major roads provide a view of the open spaces and 
waterways that separate developed areas. Route 35 (between 
Yorktown Heights and the Connecticut border) is also noted as an 
example of a road that has become a scenic route because of the open 
space character of the lands it traverses. Scenic function roads are 
tangible as well as aesthetic assets that contribute indirectly to higher 
property values. The proposed project has been designed to preserve 
the scenic function of the Taconic State Parkway and Route 202/35, 
since significant visible development could diminish the scenic value. 
The Costco building will be visible from the TSP southbound lanes 
and off-ramp, as well as a portion of Route 202/35 generally from west 
of the TSP Bridge to east of the intersection with Old Crompond Road. 
Views will be softened, however, by proposed landscape screening to 
be planted along the perimeter of the project site.  
 
A portion of the 163 acre Sylvan Nature Preserve lies within the 
project’s study area. The Sylvan Nature Preserve is home to 
mountainous land features and, while the project site is not visible 
from the Preserve during summer full leaf on conditions, the project 
may be visible from the higher areas of the Preserve during winter full 
leaf off conditions. There is no formal connectivity between the 
project and existing park lands surrounding the site. 
 
As noted above, the nearby FDR State Park is a Critical Environmental 
Area (CEA) designated by Westchester County. However, the 
Applicant has determined that the Project will not be visible from the 
Park during full leaf on summer conditions, and neither will the Park 
be affected by traffic or noise since it is separated by FDR State Park 
Road. The Applicant has determined that the Project may be visible 
solely from the area of the park that lies within the Project’s study area 
during winter full leaf off conditions and that the project will not be 
visible from the greater area of the park during these winter conditions. 
There is no formal connectivity between the Park and parkway lands 
north of the project. Therefore, it is the Applicant’s opinion, that the 
project will not have a significant, adverse impact on the unique 
characteristics of the CEA.   
 
 
The proposed project has convenient access to regional highways 
(Taconic State Parkway, Bear Mountain State Parkway and Route 
202), and is adaptable to the land that is currently developed with 
commercial uses.  It is anticipated that the proposed project will draw 
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new visitors/customers to the area who are likely to patronize other 
local businesses. In this way, the proposed project is expected to 
complement and enhance existing businesses in the study area.  
 
The project has been designed as regional destination retail, and the 
Applicant asserts that it will not adversely impact smaller, local 
businesses along Route 202 in the study area since the customer base 
is broad and will attract new clientele to the area from throughout the 
region (the conclusion is discussed in more detail in Section III.Q 
Fiscal and Socioeconomic Impacts). Costco has several facilities in 
which they operate within proximity to BJs. Examples include their 
facilities in Melville, NY, which is within 1 mile of BJs, in, 
Waterbury, CT, which is within 1.5 miles of BJs and in Edison and 
Manahawkin, NJ, which are within 1 mile of BJs.  
 
The Applicant believes that the proposed project is consistent with the 
type of existing development along the Route 202/35 commercial 
corridor in the vicinity of the site, and will provide increased 
convenience for consumers.  There is a low-density residential 
neighborhood adjacent to the site on Old Crompond Road.  It  is 
anticipated that the character of the neighborhood may change, if 
permitted by the Town Board, since there has been some reported 
interest in rezoning to multi-family residential use (See section VI.A 
of the DEIS).  The future without the project would leave the existing 
blighted conditions (boarded-up windows and graffiti-covered 
buildings) at the project site. The undeveloped property would not 
benefit from the proposed improvements. There are five proposed 
projects that may be developed in the study area, which are identified 
in Table 1 previously. These include a religious/institutional project on 
the south side of Route 202; a mixed-use project on Old Crompond 
Road to the west of the project site; a 4,761 sf addition to Adrian Auto 
Body located to the west of the project site, on the south side of Old 
Crompond Road; a retail development proposed along Route 202/35; 
and a proposed institutional/residential project, located outside of the 
study area on Catherine Street to the southwest of project site. 
 

b. Zoning 
 
The proposed project includes the construction of a 151,092 SF Costco 
wholesale warehouse and a Costco members-only fuel facility with 
two (2) pump islands having six double-sided fuel dispensers. Within 
the proposed Costco store will be a sales floor, a 4-bay loading dock, 
and a tire center with 4 service bays and an office/waiting area.  The 
current zoning on the site permits wholesale and storage uses. The 
proposed fueling station, however, will require a gas filling station 
special permit from the Yorktown Town Board.  The Applicant is also 
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seeking a parking area lighting variance, which can be issued by the 
Zoning Board of Appeals.  Table III.A-2 summarizes the zoning 
requirements of the C-3 District and the proposed project compliance. 
For a list of required permits, reviews and approvals by involved and 
interested agencies, refer to Table II.5 of this DEIS. 
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Table III.A.2 
Zoning Compliance 

Zoning District C3 – Highway Commercial  
ITEM PERMITTED/REQUIRED PROPOSED/PROVIDED 
Lot Area 10,000 SF min 816,806 SF 
Frontage at Street Line 100 FT min 610 FT 
Minimum Required Yard Areas 
Front Yard 
Side Yard 
Side Yard (Adjoins R District) 
Rear Yard 

 
75 FT 
10 FT 
50 FT 
30 FT 
 

 
149.5 FT /325.1 FT 
37.0 FT 
381.6 FT 
194.6 FT 
 

Maximum Building Height 35 FT 30.67 FT 
Gross Floor Area 

Costco Wholesale Store 
Fueling Station Canopy 
Total 

 
 
 
245, 042 SF 

 
151,092 SF 
    4,500 SF 
155,592 SF 

Maximum Building Coverage 30% 19.1% 
Off-Street Loading 1 space per first 4,000 SF plus 1 

space for each 40,000 SF 
1 space per first 4,000 SF plus 1 
space for each 40,000 SF 

No. of Loading Spaces 
Loading Space 

5 spaces 
12’ x 25’ 

5 spaces 
4 @ 12’ x 60’ 
1 @ 12’ x 40’ 

Off-Street Parking 5 spaces per 1,000 SF of gross 
floor area 

4.04 spaces per 1,000 SF of gross 
floor area 

No. of Spaces @9’  x 18.5’ 
No. of Spaces @ 9’  x 20’ 
No. of Spaces @ 10’  x 18.5’ 
No. of Spaces @ 10’  x 20’ 
No. of Accessible Spaces 
 
Total No. of Spaces 

 
 
 
 
 
 
756 spaces 

271 spaces 
25 spaces 
286 spaces 
16 spaces 
12 spaces 
 
610 spaces (see note) 

Parking Dimensions 
Aisles Width 
Parking Space: Large Cars 

24 FT 
9’ x 18.5’ 

24 FT 
9’ x 18.5’ 
9’ x 20’ 
10’ x 18.5’ 
10’ x 20’ 

Accessible Parking Space 96-in wide with 96-in aisle for 
every 2 spaces per NYS 
Building Code 

96-in wide with 96-in aisle for 
every 2 spaces per NYS Building 
Code 

Note: Parking required by Code is 756 spaces. Costco claims that based on years of experience with similar 
projects throughout the region, they require substantially less parking than that required by Code. 
Accordingly, this plan proposes 610 parking spaces, which is within the typical range for similar size 
Costco uses.  

 
c. Public Policy 

 
The Applicant asserts that the proposed project is consistent with goals 
and land use policies described in regional and local planning 
documents.  For example, it utilizes a property that is currently under-
developed and blighted, has access to infrastructure, and will have 
access from major highway systems.  
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The Applicant asserts that the Proposed Action is consistent with the 
Town’s newly adopted Comprehensive Plan.  This is reflected in the 
history of the zoning of the Site and several other areas of the 
Town.  One of the alternatives considered in the SGEIS was 
Alternative B3, which would have eliminated all Planned 
Development Districts (PDDs) in the Town.  The initial draft of the 
Town Board’s proposed SEQRA Findings Statement, which was made 
available to the public, referenced this Alternative and indicated that it 
would have effectively prevented big box developments in the 
Town.  However, the final, adopted SEQRA Findings Statement stated 
(on page 15) that the PDD overlays were being retained in the Bear 
Mountain Triangle and the Jefferson Valley and Shrub 
Oak hamlets. Thus, the Town Board determined that the PDD overlay 
should remain in place in the BMP Triangle, thus allowing a big box 
development on the Site.  
 
Evidence in support of this from the final adopted SEQRA Findings 
Statement (on page 15) reads, “In addition, the Proposed Action would 
retain existing C-3 Commercial zoning on certain property south of 
Old Crompond Road.  Despite these changes, the 2010 Comprehensive 
Plan's vision of the BMP Triangle area is similar to the visions of 
earlier Plan iterations.  To support a hotel/country inn in the BMP 
Triangle (which the Interchange zone allows as a permitted main use), 
the Proposed Action will instead include this use in a BMP Triangle 
PDD overlay zone.  The Town Board finds that leaving the existing C-
3 zoning in this area leaves more flexibility for a retail draw in the 
BMP Triangle, and thus better supports Policy 4-23 of the 2010 
Comprehensive Plan”.5 
 
The Applicant asserts that the proposed project is consistent with the 
land use goals articulated in the Town’s Comprehensive Plan, by 
furthering improvements and establishing retail services in the Bear 
Mountain Triangle area.  Since it will be a retail destination with 
different merchandise and a regional draw, the Applicant does not 
anticipate the national retailer to have a significant adverse impact on 
existing local stores along the Route 202 commercial corridor. Also, 
the Applicant believes the proposed Costco serves a different 
demographic than BJ’s Club, and the two are known to co-exist 
successfully in other areas.  
 
The proposed project also complies with regional goals set forth in the 
Patterns for Westchester. It is appropriately sited along a developed 
corridor and advances the regional goals for appropriate development 

                                                 
5 Town of Yorktown Comprehensive Plan,  Final SEQRA Findings Statement, 2010  
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in Westchester County. Patterns classifies the project site as Medium 
Density Suburban Area (MDS 3-5), with an FAR range of 0.1 - 0.4. 
The estimated FAR is about 0.05 for the existing site and 0.18 for the 
proposed project (maximum FAR for the project site is 0.30). The 
proposed project provides re-use of a property that is currently under-
developed along an existing County transportation corridor, and has 
existing infrastructure in place to support the project. Additionally, the 
Applicant expects the proposed project to enhance economic vitality 
through new taxes as well as both short-term and long-term 
employment opportunities for Yorktown residents. 
 
Patterns cautions that while a project may be located in the 
appropriate development corridor and/or center, it could generate 
traffic, overburden existing infrastructure, markedly alter an existing 
community character, or have adverse economic impacts on existing 
centers.  The proposed project is located on a developed transportation 
corridor, and with significant commercial development adjacent or 
nearby along Route 202.  Given that the proposed project will be 
buffered from nearby residential neighborhoods by the Taconic State 
Parkway and existing as well as proposed vegetation, the Applicant 
does not expect it to have significant adverse impacts on the 
surrounding land uses, and the character of the neighborhoods will not 
change significantly. Visibility of the Costco building will be limited 
to TSP southbound lanes and off-ramp, and a portion of Route 202/35 
from west of the TSP Bridge to east of the intersection with Old 
Crompond Road. Proposed landscaping along the road frontage will 
soften views of the Costco building in order to preserve the visual 
quality and scenic function of the TSP and Route 202/35. The 
proposed landscaping buffer and other design elements will help 
maintain the viewer’s perception of the area’s open space character. 
 

3. Proposed Mitigation 
 
The Proposed Action involves demolishing and redeveloping the uses that 
currently occupy the project site. The Town of Yorktown Comprehensive Plan 
and Zoning designates the project site as C-3 zoning; therefore the proposed 
project is permitted as-of-right and is consistent with the Town’s long-term 
vision. The Applicant suggests that the Proposed Action will help implement the 
conceptual vision established for the site, with the exception of its large lot size, 
and will not adversely impact surrounding land uses. A landscaping buffer will be 
employed to provide screening from the Taconic State Parkway and surrounding 
residential uses and protect the scenic value of roadways as well as the area’s 
open space character. A special permit will be required for the proposed project’s 
fueling station. In addition, a parking area lighting variance will be required. 
Otherwise, the proposed project meets the requirements outlined in the C-3 
District. 




