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John A. Tegeder, R.A.         Matthew Slater
Director of Planning Town Supervisor

TOWN OF YORKTOWN
PLANNING DEPARTMENT

Albert A. Capellini Community and Cultural Center, 1974 Commerce Street, Yorktown Heights, New York 10598, Phone (914) 962-6565, Fax (914) 962-3986

MEMORANDUM

To: Building Inspector
From: Planning Department
Date: May 20, 2022
Subject: Building Permit Application for Wendy’s Restaurant

3399 Crompond Road, aka Staples Plaza
SBL: 36.06-2-76

Thank you for referring the above referenced project to this office. Our comment and evaluation are cited
below.

The proposed Wendy’s is planned to occupy the current Dunkin Donuts/York Pizza space in the
BJs/Staples Plaza at 3399 Crompond Road. It is a substantial renovation and refit and proposes some site
work as well. Some notable modifications are as follows.

The project proposes a full interior demolition and renovation in which the patron/seating area is being 
expanded. Restaurant uses are subject to a parking demand requirement under Town Code that requires 1 
parking space per 50 SF of patron/dining area and 1 parking space per 100 SF of preparation area. Also, the 
drive-thru window is being enlarged by additional square footage therefore increasing the parking demand 
under the Town Code. These two items trigger Plannin g Board review. By way of history, this site has 
gone through multiple site amendments, use changes, and rezoning approvals in the last several years in 
which both the Town Board and Planning Board have sought to balance the evolution of the commercial 
needs of the property with code required health, safety, and welfare issues including but not limited to, 
adequate provision of parking and vehicular circulation. 

The project proposes an entirely new lighting scheme, both interior and exterior. We assume that one or 
more of the menu board/ordering apparatus will have lighting in addition to lighting of adjacent exterior 
walkways and seating areas, egress points, and general site area lighting. This triggers lighting plan
approval under the Town Code. As you may recall, all lighting must be fully shielded and not exceed 1.0 
footcandle at any property line. Of particular note is the proposal to replace 4 rooftop security style fixtures 
that face out from each side of the building and which are directing light at the horizontal or near horizontal 
plane. This type of lighting practice is contrary to the Town Code. 

The project proposes site modifications to the area of the existing drive-thru queueing lane and immediate 
environs. New ordering stations and menu boards along the drive-thru lane are proposed in the adjacent 
landscape island. It is unclear as to the impact on the landscaping or any proposed modifications thereto. 
Further, the adjacent parking area is proposed to be restriped from perpendicular spaces to diagonal spaces. 
It is unclear as to the number of spaces being displaced or reduced or if there is any impact on operational 
values. This triggers Planning Board review. 

The project proposes to demolish all aluminum storefront and glazing, clerestory windows, and a storage
enclosure at the rear of the building. Existing brick veneer is proposed to be painted in varying colors and
two acrylic stucco accent walls nearly 21 feet high are to be added at building perimeter. The storage 
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enclosure will be replaced with a walk-in refrigeration unit of unknown finish or color. The fascia and parapet 
will be clad in horizontal simulated wood material. Additional wood screen panels are proposed at the 
perimeter. In other words, a wholesale architectural redesign is proposed. While any commercial
renovation requires ABACA review, it is particularly the case with such an overall set of external
modifications.

The project proposes an entirely new sign scheme and proposes two 21’ high walls on which signage is 
proposed to be affixed. A third logo sign is proposed to be placed at eye level on a section of existing brick 
wall. As you may recall, the Town code provides that master sign plans be developed for commercial 
complexes and this site has such a master sign plan. If the proposed signs comply with the master sign plan, a 
permit may be issued without further review. We are unaware as to whether such a compliance check was 
conducted, but given the new accent walls at 21’ high with signage reaching over 18’ high, we believe it is not 
compliant with the master sign plan and therefore, on that basis alone, triggers master sign plan review 
by the Plannin g Board and potential referral to the ABACA. No determination has been made relative 
to their size in this writing, nor should any conclusion be assumed.

Given the foregoing, it is premature to issue an y permits until these and any other 
items are concluded .

Respectfully submitted,

John A. Tegeder, RA

Director of Planning

cc: Applicant

Urstadt Biddle Properties, Inc.

S. Fraietta, Asst. Building Inspector

Town Engineer

Planning Board

ABACA

File
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EXIT 03:
OCCUPANT LOAD:
7 PERSONS (KITCHEN AREA)
EGRESS WIDTH: 7 x 0.2 = 1.4"
42" PROVIDED

EGRESS PATH

COMMON PATH OF TRAVEL

EGRESS TRAVEL PATH

OCCUPANT AREA BOUNDARY

LEGEND

SEATING AT TABLES (1020.2)
· EGRESS PATH WIDTH: 44"
· AISLE: 36" W. MIN. BETWEEN TABLES, NO CHAIRS
· AISLE ACCESS WAY: 12" W. MIN.

- 19" FOR ADJACENT CHAIR (EITHER SIDE)
- 38" FOR CHAIRS BOTH SIDES
- 1/2" FOR EA. FT. >12'; 30' MAX. LENGTH  UNTIL

CHOICE OF TWO EXIT PATHS.

EXIT TRAVEL DISTANCE 
MAX TRAVEL DISTANCE

PERMITTED: 200' MAX.
PROVIDED: 70'- 0"

MAX COMMON PATH OF TRAVEL
PERMITTED: 75' MAX
 PROVIDED: 28'- 6"

A

MAX TRAVEL DISTANCE
PERMITTED: 200' MAX.
PROVIDED: 62'- 0"

MAX COMMON PATH OF TRAVEL
PERMITTED: 75' MAX
 PROVIDED: 6'- 0"

B

DINING AREA:
OCCUPANT LOAD:
1633 S.F. / 15 = 109
PERSONS
PROPOSED 62 SEATS

KITCHEN AREA:
OCCUPANT LOAD:
1184 S.F. / 200 = 6 PERSONS

EXIT 01:
OCCUPANT LOAD:
72 / 2 = 36 PERSONS
EGRESS WIDTH: 36 x 0.2 = 7.2"
72" PROVIDED

STANDING AREA:
OCCUPANT LOAD:
84 S.F. / 5 = 17 PERSONS

TOTAL OCCUPANT LOAD: 72 PERSONS
62 SEATS - DINING
23 PERSONS - STANDING
6 PERSONS - KITCHEN

EXIT 02:
OCCUPANT LOAD:
72 / 2 = 36 PERSONS
EGRESS WIDTH: 36 x 0.2 = 7.2"
36" PROVIDED

FIRE EXTINGUISHER
5LB 3A-40C:C WALL HUNG

FIRE EXTINGUISHER
6L. TYPE K WALL HUNG

HOOD
CONTROL

STANDING AREA:
OCCUPANT LOAD:
34 S.F. / 5 = 7 PERSONS
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P.U.W. REFER TO
WINDOW SCHEDULE.

PRE-MANUFACTURED
CANOPY

NEW LED LOT
LIGHTING TO
REPLACE EXIST.

T.O. PARAPET
15'-4"

PRE-FINISHED 6" ACCENT
BAND BY SIGN SUPPLIER

PAINT EXISTING
COLUMNS PEX-12 TYP.

T.O. BLADE FRAMING
20' - 6"

T.O. P.U.W. PARAPET 
12'-2"

3/4" "V"-GROOVE
ALIGN WITH TOP OF
ADJACENT WINDOWS

NEW PREFABRICATED
STORAGE UNIT

WENDY'S CAMEO TEMPLATE/STENCIL
PROVIDED BY SIGN COMPANY, TO BE
PAINTED IN THE FIELD SW7066 GRAY
MATTERS
PAINT EXISTING BRICK
PEX-12

3/4" "V"-GROOVE
ALIGN WITH TOP OF
ADJACENT WINDOWS

T.O. SLAB
0'-0"

BOTTOM OF FASCIA
10'-4 1/2"

PAINT EXISTING BRICK
PEX-11

NEW USED OIL
STORAGE SHED

EXISTING CONCRETE
CURB/RAIN DIVERTER

60" "WENDY'S"
CAMEO

PRE-FINISHED 6" ACCENT
BAND BY SIGN SUPPLIER

T.O. BLADE FRAMING
20' - 6"

T.O. PARAPET
15'-4"

BOTTOM OF FASCIA
10'-4 1/2"

WALK-UP WINDOW
REFER TO WINDOW
SCHEDULE.

2" "KNOTWOOD"
BATTENS

PAINT EXISTING
COLUMNS PEX-12 TYP.

T.O. SLAB
0'-0"

T.O. SLAB
0'-0"

3/4" "V"-GROOVE TYP.

3/4" "V"-GROOVE TYP.

NEW PREFABRICATED
FREEZER UNIT

NEW 6" HIGH CONCRETE
CURB AT STOREFRONT
TYP.

SEE SHEET A2.3

NOTE: GUARD RAILS NOT
SHOWN FOR CLARITY
SEE SHEET 2/A2.3

PROVIDE INTERMEDIATE
SUPPORT FOR BATTENS

NEW LED LOT LIGHTING
TO REPLACE EXIST.

LED STRIP LIGHTING
IN CORNICE

36" "WENDY'S" SCRIPT
WHITE LETTERS

EXTEND 2"x3"
"KNOTWOOD" BATTENS
PROVIDE INTERMEDIATE
SUPPORT AS REQUIRED
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T.O. PARAPET
15'-4"

T.O. P.U.W. PARAPET 
12'-2"

BOTTOM OF FASCIA
10'-4 1/2"

LED STRIP LIGHTING
IN CORNICE

NEW LED LOT
LIGHTING TO
REPLACE EXIST.

T.O. SLAB
0'-0"

PAINT EXISTING BRICK
PEX-11

3/4" "V"-GROOVE TYP.

T.O. SLAB
0'-0"

T.O. PARAPET
15'-4"

T.O. BLADE FRAMING
20'-6"

NEW PREFABRICATED
FREEZER UNIT

PAINT EXISTING
COLUMNS PEX-12 TYP.

PRE-FINISHED 6"
ACCENT BAND BY
SIGN SUPPLIER

PAINT EXISTING BRICK
PEX-11

USED OIL
STORAGE SHED

NEW STOREFRONT
SYSTEM WITH SPANDREL
GLASS (BLACK) - SEE WINDOW
AND FINISH SCHEDULE

LED STRIP LIGHTING
IN CORNICE

NEW LED LOT
LIGHTING TO
REPLACE EXIST.

36" "WENDY'S" SCRIPT
WHITE LETTERS

54" "WENDY'S"
CAMEO
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KW-1 KNOTWOOD PREFINISHED ALUMINUM SIDING MATERIAL
"LIGHT OAK"

E-2 EIFS - "WENDY'S" RED

E-7 EIFS - DARK GRAY

E-8 EIFS - TAN

PEX-11 PAINT- TAN (SEE PAINT SCHEDULE)

EXTERIOR FINISH SCHEDULE 

PEX-12 PAINT- DARK GREY (SEE PAINT SCHEDULE)

PRE-FINISHED 6" ACCENT
BAND BY SIGN SUPPLIER

SEE SHEET A2.3
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T.O. BLADE FRAMING
20' - 6"

T.O. PARAPET
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T.O. SLAB
0'-0"
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0'-0"
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2478.001 Yorktown Rehab Comment Letter (ID 2603720).docx 

May 16, 2022 
 
 
Mr. John Tegeder 
Director of Planning 
Town of Yorktown 
Albert A. Capellini Community and Cultural Center 
1974 Commerce Street 
Yorktown Heights, New York 10598 
 
 
Re: Yorktown Rehabilitation and Nursing Center 
 2300 Catherine Street 
 Yorktown, New York 

Subj: Environmental Review for Solar Projects 

File: 2478.001.001 
 
Dear Mr. Tegeder and Members of the Planning Board: 
 
Barton & Loguidice, D.P.C. (B&L) has completed an Environmental Review for the proposed Yorktown 
Rehabilitation and Nursing Center solar projects.  To date, B&L has received the following documents for 
review and comment: 
 

 Ground Mount Short EAF - 2021-03-03 

 Solar Canopy Short EAF - 2021-05-18 

 Tree Inventory Results REV2 -Yorktown R&NC – 2021-06-22 

 Ecogy YRNC - Site Plan CANOPY - RPS_062521 

 Ecogy YRNC - Site Plan GROUND - RPS_062521 

 TCAC Memo - 2021-11-05 

 TCAC Emails Re Plant Selection – 2021-11-30; 2021-12-01; 2022-01-07; 2022-01-21 

 Tree Removal & Mitigation Memo YRNC - 2021-12-06 

 Planting Plan - 2022-01-26 - Sheet L-701 

 SLR Letter - 2022-01-27 - Soils-Wetland Report 

 Ecogy Letter - 2022-01-28 - Planting and Tree Inventory – TCAC 

Project Description  
The Ecogy Yorktown Rehabilitation and Nursing Solar Farm project proposes to add a 698 kW canopy 
solar system with a 548 kWh Tier 1 battery storage system and a 284 kW ground-mounted solar system 
to the facility grounds located at 2300 Catherine Street.  The project also includes the removal of a 
maximum of 120 trees (31,000 square foot area) to increase the sun exposure for the solar array setups. 
A mitigation plan has been proposed to plant 28 trees and 30 shrubs, in addition to making In Lieu Fee 



Mr. John Tegeder, Director of Planning 
Town of Yorktown – Rehabilitation & Nursing Center  
May 16, 2022 
Page 2 
 
 
payments to the Tree Bank Fund.   B&L was tasked with reviewing and providing comment on the 
wetland delineation work and the proposed planting plan. 
 
Wetland Resource Review 
A B&L Wetland Biologist visited the project site on March 2, 2022, to visually verify the delineated 
wetland boundaries shown on the Applicant’s submission, more specifically included in the Soils Report 
completed by SLR Engineering and dated January 27, 2022.  The fieldwork for the delineation was 
completed by SLR Engineering on December 17, 2021; the results of the delineation are not shown on 
any project plans.  The four freshwater wetland resources identified by SLR Engineering in their Soils 
Report were confirmed during the site walkover and the boundaries were determined to be acceptable.  
SLR Engineering also documented the beginning of an intermittent waterbody on the site. This tributary 
was also confirmed during B&L’s walkover. 
 
Based on a review of resources in the field and a review of the Soils Report, it appears that the four 
wetland resources identified meet the definition for regulation by the Town of Yorktown as freshwater 
wetlands, in accordance with Chapter 178 – Freshwater Wetlands and Watercourse Protection Law of 
the Town of Yorktown. Pursuant to the Chapter 178 regulations, a 100-foot buffer is also regulated 
around the boundary of a wetland, as measured horizontally from the wetland limits. B&L has not seen 
a plan that marries the proposed solar array locations and tree removal areas with the locations of the 
wetland and water resources identified on site and their associated 100-foot buffers. It appears that 
tree removal could be proposed within the 100-foot buffer area to the on-site wetlands, and so a figure 
showing these site elements together would be beneficial and should be provided.  
 
If tree removal is proposed within the wetland buffer then mitigation for the unavoidable impacts to the 
wetland buffer should be proposed.  Mitigation for disturbance in a protected woodland that is within a 
wetland buffer requires satisfaction of mitigation policies under Preservation of Yorktown’s Trees and 
Woodlands § 270-10, in combination with the required mitigation under Chapter 178. In the mitigation 
documents provided and reviewed by B&L for the project, the Town’s Chapter 270 regulations are 
referenced but not Chapter 178; therefore, it is not clear whether the potential for impacts to wetland 
buffer function was considered in development of the project’s proposed mitigation. If wetland buffer 
value and impact was considered, documentation of such should be provided. Since wetland buffers are 
important to protect wetland areas from further encroachment, B&L recommends that consideration be 
given to replacing the trees being removed with lower-growing native shrubs, so that vegetation within 
the impacted buffer area is re-established, offering improved buffer function (over grassed area) and 
protection for the downslope wetlands. If this mitigative aspect was previously considered and not 
included for specific reasons, please provide such documentation. 
 
Additionally, the four wetlands delineated on the property may meet federal jurisdiction; however no 
direct wetland impacts are proposed and the U.S. Army Corps of Engineers does not regulate wetland 
buffers. The SLR Engineering Soils Report indicates that it is unlikely that state wetland exist on site, but 
that this determination in inconclusive. Since the NYSDEC does regulate 100-foot buffers around the 
outer limits of state jurisdictional wetlands, B&L recommends that the Applicant reach out to the 
NYSDEC to confirm that the agency will not be taking jurisdiction over any of the on-site wetlands. This 
would confirm that no state wetland permitting is necessary. 
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Planting Plan Review and Mitigation 
A B&L Landscape Architect visited the project site on March 2, 2022, to review the plans in the field and 
visually assess the impacts of the proposed solar panels and new plantings as indicated on drawing L-
701 Planting Plan, revised 26 January 2022. The revisions made to the proposed planting based on the 
review and comments by the Town’s Tree Commission have been addressed. The intention is to 
contribute to the Town’s Tree Bank Fund to cover the remainder of the mitigation as the site does not 
offer ample room to cover all of the existing tree removals. 
 
While there are a significant number of trees proposed to be removed we understand the need for this 
to allow for maximum coverage of the solar panels from sun exposure. A detailed plan indicating the 
true extents of the tree removals was not provided outside of a conceptual hatched area. As noted 
above, if the relationship of the proposed tree removals could be indicated on a plan with the wetland 
delineation and associated wetland buffers, B&L could more thoroughly review the potential impacts to 
confirm the possible recommendation of replacing the trees being removed with lower-growing native 
shrubs. Again, if this mitigative aspect was previously considered and not included for specific reasons, 
please provide such documentation. Otherwise, please provide a planting plan and plant schedule for 
the recommended shrub buffer area in the area of tree removals. 
 
B&L is ready to provide an additional round of review once the above requested information is 
addressed and subsequent materials are submitted. 
 
If you have any questions, please do not hesitate to contact me. 
 
Sincerely, 

BARTON & LOGUIDICE, D.P.C. 
 
 
 
Leigh G. Jones, PLA 
Project Manager  
 
JED/LGJ/ 
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11 N. Beverwyck Road   
Lake Hiawatha, New Jersey  07034 
 
v. 973.276.0599 
f. 973.276.9616 
w. www.paulcowieandassociates.com 
e. pcowie@paulcowieandassociates.com 

  

 
 
 
 
 
 
 
 
 
June 22, 2021 
 
 
Shelby Hang 
Ecogy Energy 
315 Flatbush Avenue #393 
Brooklyn, NY 11217 
 
Re: Yorktown Rehabilitation and Nursing Center, Yorktown, NY 

Tree Inventory and Evaluation Results 
 
Dear Shelby: 
 
As requested, Paul Cowie + Associates (PC+A) inventoried and evaluated the condition of existing trees at 2300 Catherine 
Street on June 7, 9, and 16, 2021. 
 
The goals of this study were to: 
 
1. Identify, measure, and evaluate the current health and structural condition of existing ‘Protected Trees’ within the 

designated tree removal areas; 

2. Calculate carbon storage and sequestration benefits provided by these inventoried trees; 

3. Compile a list of tree species suitable and recommended for mitigation plantings based on a review of current species 
performance, existing site conditions, Town preferences, and other relevant factors. 

 
The data collected and the recommendations made for each inventoried tree are presented in the attached spreadsheet. The 
following is an explanation of the data parameters included and an overview of our general finding and recommendations.  
 
 
Tree Included 
 

This tree inventory and evaluation was limited to trees within the proposed tree removal areas, as indicated on the attached 
aerial image. Tree stumps, standing dead tree trunks less than 15-feet in height, shrubs, vines, and other vegetation within 
these areas were not inventoried and evaluated. No other trees in any other portions of the property, or on adjacent 
properties, were inventoried and evaluated. 
 
Within the designated tree removal areas, trees were included based on whether they met the definition of a ‘Protected 
Tree,’ as per Chapter 270 of the Yorktown Town Code, Trees. Specifically, trees rooted on the subject private property were 
included if they possessed at least one stem measuring at least 8.0-inches in diameter (DBH). ‘Street Trees’ (defined by Town 
Code as trees with their base at least 50-percent within the public right-of-way) were included regardless of size.  
 
A temporary aluminum tag hand-embossed with the corresponding tree ID number (#1 - #120) was attached to each 
inventoried tree. The approximate location of each tree, or number series, is indicated on the attached aerial image map; we 
did not attempt to precisely plot every individual tree in densely treed areas. 
 
A total of 120 standing trees were individually inventoried and evaluated. The following describes the various data collected 
and presented in the attached tables. 
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Tree Species + Exotic Invasive Status 
 

Each tree is identified in the attached data table by both its regionally accepted common name and its botanical name.   
 
The invasive status of each species is indicated based on species index information published by the Lower Hudson 
Partnership for Regional Invasive Species Management and accessed via https://www.lhprism.org/species-information on 
February 26, 2021. Twenty-two of the inventoried trees (18.3%) are of species classified as invasive. 
 
 

Tree Size + Age Classification 
 
The diameter of each inventoried tree was measured with a diameter tape to the nearest one-tenth inch at a point 4.5-feet 
above ground level (DBH), or at the height indicated when branching or abnormal swellings at 4.5-feet would produce an 
inaccurate measurement.   
 
In the case of multiple-stem trees, the diameter of each stem was measured and recorded, and the root sum squared of the 
stems (RSS = SQRT(D12+D22+D32…)) was calculated to provide a single-stem equivalence for the purpose of determining 
critical root zone radii. 
 
Total tree height, crown height, and crown width were measured using a Leica Disto D810 Touch laser distance meter.   

• Total tree height was measured to the nearest whole foot from the ground to the highest main body foliage. 

• Crown height was measured from the ground to the bottom of main body foliage at the outer edge of the crown and/or 
lowest scaffold branch (whichever came first); individual low hanging small branches were excluded. 

• Crown spread was measured as the average spread of the main body drip line; individual small branches extending 
beyond the main body crown were excluded. For asymmetrical crowns, the crown was either measured 1) by averaging 
two perpendicular crown diameters or 2) by averaging four crown radii at right angles relative to each other, multiplying 
by 2, and adding the diameter in feet. Measurements were rounded to the nearest whole foot. 

 
The age class of each individually inventoried tree was recorded based on apparent age relative to the normal life expectancy 
of the species. Age was classified as ‘Young’ if the tree had exhausted up to 20% of the species’ typical life expectancy, 
‘Mature’ if it had exhausted 20% to 80% of the species’ life expectancy, or ‘Over-Mature’ if it had exhausted more than 80% 
of the species’ life expectancy. 
 
 
Critical Root Zone (CRZ) 
 
Critical root zone radius (CRZ) is the ground area around a tree which, if fully protected from soil compaction, grade changes, 
excavation, and other soil and root-damaging impacts, will ensure that tree health and structural integrity will not be 
compromised by construction activity. This information is provided to assist designers in locating grading, pavement, 
underground utilities, and other proposed improvements in a manner that minimizes impacts to any trees that may be 
retained. 
 
 
Tree Condition 

 
The condition of each inventoried tree was systematically evaluated and rated with consideration given to both the health 
and vigor and the structural integrity of the root system, primary stems, scaffold branching, small branches and twigs, and 
foliage.  
 
A rating of ‘Good’, ‘Fair’, or ‘Poor’ was assigned separately to the health and vigor as well as to the structure and form of each 
inventoried tree. An ‘Overall Condition’ rating was then assigned, as follows: 
 

• Good:  The tree had no more than one or two minor health disorders and/or structural defects and was growing with 
normal vigor; 

https://www.lhprism.org/species-information


YORKTOWN REHABILITATION AND NURSING CENTER, YORKTOWN, NY  JUNE 22, 2021 
TREE INVENTORY + EVALUATION RESULTS  PAGE 3 OF 15 

 

 

 

• Fair:  The tree had 2 – 4 minor, or one major, health disorders and/or structural defects, and/or was growing with below-
normal vigor or other limitations. 

• Poor:  The tree had several minor, or two or more major, health disorders and/or structural defects, and/or was declining 
in vigor. 

• Dead:  75% or more of the crown was dead and any remaining live portions were deteriorating in health. 
 
For the purpose of carbon benefits modeling, health and vigor ratings were converted to corresponding percentages (i.e. 
Good = 75% - 100%, Fair = 50% - 75%, Poor = 25% - 50%, Dead/Dying = 0% - 25%) and percent crown dieback and percent 
missing crown were recorded. 
 
Please note that inspection of the inventoried trees was limited to visual observations from the ground and did not include 
climbing, aerial inspections, subsurface exploration, wood strength testing, or other advanced diagnostic techniques, which 
may be necessary to fully identify and evaluate the severity of certain health disorders and structural defects. Therefore, 
certain health disorders and/or structural defects may have not been noted or their extent may not have been fully 
determined. 
 
 
Observations 

 
The ‘Disorders + Defects, Comments, Additional Recommendations’ column contains various comments regarding the nature 
and severity of disorders and defects noted, particularly where they resulted in reduced condition ratings and/or 
recommendations for tree removal. 
 
Additionally, this column contains additional treatment recommendations not included in the subsequent recommendation 
columns. 
 
 
Maintenance Recommendations 

 
It is PC+A’s understanding that all existing trees within the designated areas are proposed for removal. Nevertheless, where 
appropriate, recommendations for pruning to remove dead, dying, damaged, and/or diseased limbs, pruning to improve 
branch architecture, cabling to reduce the risk of failure at certain branch defects, or other treatments were made based on 
conditions observed at the time each tree was evaluated.  
 
This information is provided to further characterize the trees’ current condition and provide guidance in the event that 
decisions are made to preserve any of the trees. 
 
Terminology for various pruning types (e.g. ‘Clean Crown’, ‘Raise Crown’, ‘Reduce Crown’, ‘Structural prune’, etc.) correspond 
to ANSI A300 American National Standard for Tree Care Operations. 
 
Each recommendation was prioritized based on the severity of potential safety risks first (e.g. large dead trees versus small 
dead trees, trees containing large dead limbs versus small dead branches, etc.) and addressing tree health and appearance 
second. The priority of each recommendation was ranked as High (‘H’), Medium (‘M’), or Low (‘L’). These recommendations 
should be implemented in order of decreasing priority. 
 
 
Tree Removal Recommendations 
 
Definitive recommendations for tree removal were made for trees that were dead, had substantial dieback and/or limited 
remaining life expectancy, or possessed severe, irreparable structural defects that pose potential safety risks.  
 
It is PC+A’s opinion that those trees for which a specific removal recommendation was made should be removed whether or 
not the project proceeds. Further, it is PC+A’s interpretation that those trees satisfy the ‘Permit Not Required’ exemptions 
provided in Section 270-5 of the Yorktown Town Code. 
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At this time, thirteen trees (10.8%) are recommended for removal due to death (4 trees, 3.3%), severely deteriorated and 
irreparable health or structural condition, and/or limited remaining life expectancy. 
 
 
Tree Inventory Summary  

 
Count of Protected Trees by Lower Hudson PRISM invasive status and current condition (Viable Trees = trees to be removed for design reasons only; Non-
Viable Trees = trees requiring removal regardless of the design because they are dead, dying, diseased, or in an otherwise deteriorated and irreparable health 
or structural condition and, therefore, exempt from permit requirements. 
 

INVASIVE STATUS 
VIABLE TREES TO BE 
REMOVED 

NON-VIABLE TREES REQUIRING 
REMOVAL DUE TO CONDITION 

TOTAL 

Invasive 19 3 22 

Non-Invasive 88 10 98 

TOTAL 107 13 120 

 
 
Carbon Benefits Estimation via iTree Eco  

 
The Eco module of the iTree software suite was used to calculate current carbon storage and annual sequestration rates for 
the inventoried trees. Relevant reports produced by the iTree Eco model are attached. 
 
iTree was developed and is under active review and constant improvement by a consortium of industry organizations and 
experts led by the U.S. Forest Service. It is widely considered to be the current state of the art and is the most widely used 
tool for calculating the level and value of a variety of ecosystem services that trees provide in urban and rural settings. 
 
iTree Eco requires specific inputs to run its models. PC+A used the following data derived from the measurements described 
above to run the carbon models: 
 

• Weather: 2016 weather and pollution data from the Westchester County Airport weather station in White Plains, NY. 

• Species 

• DBH: Diameter at breast height (4.5-feet above the ground), or the single-stem equivalent for multi-stem trees. 

• Total Tree Height 

• Crown Height 

• Crown Width 

• Crown Condition 

• Crown Dieback / Missing Crown 
 
 
Please do not hesitate to contact me if you have any questions or require any additional information. 
 
Sincerely, 
PAUL COWIE AND ASSOCIATES 

 
 

 
Paul F. Cowie 
President 
 
PFC:pc 
Encl. 
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1 Lawn No Red maple 
Acer rubrum 

--- 14.3 14.3 50 8 23 Mature 14.3 Fair Fair Fair Root zone restricted by curb and pavement (moderate). 
1 weak crotch in main trunk (severe). 

M               

2 Lawn No Red maple 
Acer rubrum 

--- 17.4 17.4 51 7 31 Mature 17.4 Fair Fair Fair Root zone restricted by curb and pavement (moderate). 
2 weak crotches in main trunk (moderate). 

M               

3 Lawn No Red maple 
Acer rubrum 

--- 12.4 12.4 52 7 20 Mature 12.4 Poor Fair Poor Root zone restricted by curb and pavement (moderate). 
Dieback in small branches and twigs (moderate). 

M               

4 Lawn No Eastern white pine 
Pinus strobus 

--- 15.0 15.0 54 11 22 Mature 18.8 Fair Fair Fair 1 weak crotch in main trunk (moderately severe). M               

5 Lawn No Eastern white pine 
Pinus strobus 

--- 10.5 10.5 36 15 13 Mature 13.1 Fair Fair Fair Suppressed by adjacent trees (moderate). M               

6 Lawn No Eastern white pine 
Pinus strobus 

--- 14.4 14.4 58 23 23 Mature 18.0 Poor Fair Poor Root zone restricted by curb and pavement (moderate). 
1 weak crotch in main trunk (severe). 
Dieback in small branches and twigs (moderate). 

M               

7 Lawn No Eastern white pine 
Pinus strobus 

--- 8.2 8.2 36 23 10 Mature 10.3 Fair Fair Fair Suppressed by adjacent trees (moderate). 
Fair live crown ratio. 

M               

8 Lawn No Eastern white pine 
Pinus strobus 

--- 7.0 7.0 42 27 6 Mature 8.8 Poor Fair Poor Suppressed by adjacent trees (moderately severe). 
Poor live crown ratio. 

                

9 Lawn No Eastern white pine 
Pinus strobus 

--- 14.2 14.2 52 15 25 Mature 17.8 Fair Fair Fair Root zone restricted by curb and pavement (moderate). 
Pine bark adelgid infestation on main trunk and scaffold limbs (severe). 

M               

10 Lawn No Eastern white pine 
Pinus strobus 

--- 12.8 12.8 50 11 30 Mature 16.0 Fair Good Fair Root zone restricted by curb and pavement (moderately severe). M M             

11 Lawn No Red maple 
Acer rubrum 

--- 26.5 
@ 3.5' 

26.5 58 5 47 Mature 26.5 Good Fair Good Root zone restricted by curb and pavement (moderate). M               

12 Lawn; 
Parking lot 
median (8') 

No Red maple 
Acer rubrum 

--- 13.7 13.7 38 7 31 Mature 13.7 Poor Fair Poor Root zone restricted by curb and pavement (severe). 
Dieback in small branches and twigs (moderate). 

M               

13 Lawn No Eastern white pine 
Pinus strobus 

--- 8.7 8.7 49 26 18 Mature 10.9 Fair Fair Fair Root zone restricted by curb and pavement (moderate). 
Fair live crown ratio. 

M               

14 Lawn No Eastern white pine 
Pinus strobus 

--- 9.7 9.7 50 18 16 Mature 12.1 Fair Good Fair --- M               

15 Lawn No Eastern white pine 
Pinus strobus 

--- (12.3) 12.3 42 11 17 --- --- --- --- Dead ---               H 

16 Lawn No Eastern white pine 
Pinus strobus 

--- 7.9 7.9 51 29 11 Mature 3.0 Fair Good Fair Fair live crown ratio.                 

17 Lawn No Eastern white pine 
Pinus strobus 

--- 9.0 9.0 49 26 13 Mature 9.9 Fair Good Fair --- M               

18 Lawn No Eastern white pine 
Pinus strobus 

--- 14.7 14.7 49 12 24 Mature 11.3 Good Good Good Root zone restricted by curb and pavement (moderate). M               

19 Lawn No Eastern white pine 
Pinus strobus 

--- 13.8 13.8 55 11 26 Mature 18.4 Fair Good Fair Root zone restricted by curb and pavement (moderate). M               

20 Lawn No Eastern white pine 
Pinus strobus 

--- 14.0 14.0 47 9 30 Mature 17.3 Fair Fair Fair Root zone restricted by curb and pavement (moderate). M               

21 Lawn No Red maple 
Acer rubrum 

--- 13.0 13.0 46 7 33 Mature 17.5 Good Fair Fair Root zone restricted by curb and pavement (moderate).                 
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22 Lawn No Eastern white pine 
Pinus strobus 

--- 16.1 16.1 46 8 30 Mature 13.0 Poor Fair Poor Root zone restricted by curb and pavement (moderately severe). 
Dieback in upper trunk (moderately severe). 
Dieback in small branches and twigs throughout live portions of crown 
(moderately severe). 
Limited remaining life expectancy. 

              M 

23 Lawn No Eastern white pine 
Pinus strobus 

--- 13.2 13.2 44 7 32 Mature 20.1 Fair Good Fair Root zone restricted by curb and pavement (moderately severe). M M             

24 Lawn No Eastern white pine 
Pinus strobus 

--- 12.4 12.4 43 7 31 Mature 16.5 Fair Good Fair Root zone restricted by curb and pavement (moderately severe). M               

25 Lawn No Eastern white pine 
Pinus strobus 

--- 11.8 11.8 42 8 26 Mature 15.5 Fair Good Fair Root zone restricted by curb and pavement (moderately severe). M               

26 Lawn No Eastern white pine 
Pinus strobus 

--- (12.2) 12.2 40 8 20 --- --- --- --- Dead Root zone restricted by curb and pavement (moderately severe).               H 

27 Lawn No Eastern white pine 
Pinus strobus 

--- (7.8) 7.8 24 12 10 --- --- --- --- Dead Root zone restricted by pavement (moderately severe).               H 

28 Lawn No Eastern white pine 
Pinus strobus 

--- 14.8 14.8 47 12 26 Mature 14.8 Good Fair Good Root zone restricted by pavement (moderately severe). M               

29 Lawn No Eastern white pine 
Pinus strobus 

--- 10.2 10.2 22 12 15 Mature 3.0 Poor Poor Poor Root zone restricted by pavement (moderately severe). 
Dieback in upper trunk and scaffold limbs (severe). 
Crown more than 50% dead. 

              H 

30 Lawn No Japanese pagoda tree 
Styphnolobium japonicum 

--- 21.6 21.6 48 9 49 Mature 3.0 Fair Fair Fair Root zone restricted by curb and pavement (moderately severe).   
Canker infection causing dieback in small branches and twigs (moderate). 

H               

31 Lawn No Japanese pagoda tree 
Styphnolobium japonicum 

--- 16.1 16.1 48 11 34 Mature 18.5 Poor Fair Poor 'Root zone restricted by curb and pavement (moderate).   
Canker infection causing dieback in scaffold limbs, and small branches and twigs 
(moderately severe). 

H               

32 Lawn No Japanese pagoda tree 
Styphnolobium japonicum 

--- 14.8 14.8 43 11 33 Mature 12.8 Poor Fair Poor 'Root zone restricted by curb and pavement (moderate).   
Canker infection causing dieback in scaffold limbs, and small branches and twigs 
(moderately severe). 

M               

33 Lawn No Red maple 
Acer rubrum 

--- 17.8 
@ 3.5' 

17.8 42 7 33 Mature 27 Fair Fair Fair Root zone restricted by wall, curb, and pavement (severe).                 

34 Lawn; 
Parking lot 
median (8') 

No Red maple 
Acer rubrum 

--- 13.8 13.8 39 7 32 Mature 20.1 Poor Fair Poor Root zone restricted by curb and pavement (severe). 
Girdling roots (moderate). 
Dieback in small branches and twigs (moderate). 

                

35 Lawn; 
Parking lot 
median (8') 

No Red maple 
Acer rubrum 

--- 10.7 10.7 38 7 24 Mature 18.5 Poor Fair Poor Root zone restricted by curb and pavement (severe). 
Girdling roots (moderate). 
Dieback in small branches and twigs (moderate). 

                

36 Lawn No Pin oak 
Quercus palustris 

--- 17.6 17.6 58 7 37 Mature 17.8 Fair Fair Fair Root zone restricted by curb and pavement (moderately severe). H               

37 Lawn No Pin oak 
Quercus palustris 

--- 16.0 16.0 54 9 34 Mature 13.8 Good Good Good Root zone restricted by curb and pavement (moderate). M               

38 Lawn; 
Parking lot 
median (8') 

No Red maple 
Acer rubrum 

--- 8.0 8.0 26 6 21 Young 4.1 Poor Fair Poor Root zone restricted by curb and pavement (severe). M M             

39 Lawn; 
Parking lot 
median (8') 

No Red maple 
Acer rubrum 

--- 12.0 12.0 38 5 26 Mature 10.7 Fair Fair Fair Root zone restricted by curb and pavement (severe). 
Girdling roots (moderate). 
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40 Lawn; 
Parking lot 
median (9') 

No Red maple 
Acer rubrum 

--- 14.4 14.4 43 6 34 Mature 17.6 Fair Fair Fair Root zone restricted by curb and pavement (severe). 
Girdling roots (moderately severe). 

M               

41 Lawn No Red maple 
Acer rubrum 

--- 14.4 14.4 38 9 35 Mature 16.0 Poor Fair Poor Root zone restricted by curb and pavement (moderate). 
Dieback in small branches and twigs (moderate). 

H               

42 Lawn No Pin oak 
Quercus palustris 

--- 19.0 19.0 67 12 37 Mature 6.0 Fair Good Fair Root zone restricted by curb and pavement (moderate). M               

43 Lawn No Pin oak 
Quercus palustris 

--- 17.7 17.7 57 9 43 Mature 12.0 Good Good Good Root zone restricted by curb and pavement (moderate). M M             

44 Lawn; 
Parking lot 
median (8') 

No Red maple 
Acer rubrum 

--- 7.9 7.9 33 7 17 Mature 14.4 Poor Fair Poor Root zone restricted by curb and pavement (severe). 
Dieback in small branches and twigs (moderate). 

  L             

45 Lawn; 
Parking lot 
median (8') 

No Red maple 
Acer rubrum 

--- 11.7 11.7 36 6 21 Mature 14.4 Poor Fair Poor Root zone restricted by curb and pavement (severe). 
Girdling roots (moderately severe). 
Dieback in upper trunks and scaffold limbs (severe). 

              M 

46 Lawn No Pin oak 
Quercus palustris 

--- 23.2 23.2 63 12 53 Mature 19.0 Good Fair Good --- H H             

47 Lawn No Red maple 
Acer rubrum 

--- 12.7 12.7 40 6 28 Mature 17.7 Fair Fair Fair Root zone restricted by curb and pavement (moderately severe). 
Soil compaction in root zone (moderately severe). 
Decay in lower trunk (moderate). 

                

48 Lawn No Colorado spruce 
Picea pungens 

--- 12.6 12.6 29 1 18 Mature 7.9 Good Good Good ---                 

49 Lawn No Colorado blue spruce 
Picea pungens 'Glauca' 

--- 11.8 11.8 27 1 19 Mature 11.7 Good Good Good ---                 

50 Lawn No Colorado blue spruce 
Picea pungens 'Glauca' 

--- 11.2 11.2 29 2 17 Mature 23.2 Good Good Good Vine competition (moderate).           L     

51 Lawn No Norway spruce 
Picea abies 

--- 12.2 12.2 33 1 21 Mature 12.7 Good Good Good ---                 

52 Lawn No Norway spruce 
Picea abies 

--- 11.5 11.5 43 2 25 Mature 12.6 Good Good Good Vine competition (moderate).           L     

53 Lawn No Concolor fir 
Abies concolor 

--- 13.1 13.1 29 1 19 Mature 11.8 Good Good Good ---                 

54 Lawn No Pin oak 
Quercus palustris 

--- 24.0 24.0 67 11 47 Mature 11.2 Good Fair Fair 1 weak crotch in main trunk (moderately severe). M M             

55 Lawn No Pin oak 
Quercus palustris 

--- 20.6 20.6 78 13 43 Mature 12.2 Good Good Good --- M M             

56 Woodland No White ash 
Fraxinus americana 

--- 10.9, 10.0 14.8 59 18 25 Mature 11.5 Poor Fair Poor Emerald ash borer infestation (moderate). 
Dieback in small branches and twigs (moderate). 

              M 

57 Woodland No Red maple 
Acer rubrum 

--- 17.8, 14.3 22.8 53 10 42 Mature 13.1 Fair Fair Fair Vine competition (moderately severe). M         L     

58 Woodland No Black cherry 
Prunus serotina 

--- 8.4 8.4 39 30 21 Young 17.6 Good Fair Fair ---                 

59 Woodland No Black birch 
Betula lenta 

--- 10.2 10.2 58 6 24 Mature 24.0 Good Good Good ---                 
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60 Woodland No Black birch 
Betula lenta 

--- 11.9 11.9 75 36 37 Mature 20.6 Good Fair Good Vine competition (moderate).           L     

61 Woodland No Northern red oak 
Quercus rubra 

--- 24.7 24.7 95 35 43 Mature 14.8 Good Fair Fair Lean in main trunk (moderate). H               

62 Woodland No Shagbark hickory 
Carya ovata 

--- 8.2 8.2 69 27 21 Young 16.8 Good Good Good ---                 

63 Woodland No Shagbark hickory 
Carya ovata 

--- 9.8 9.8 78 36 19 Young 27.4 Good Good Good --- M               

64 Lawn No Red maple 
Acer rubrum 

--- 19.5 19.5 54 7 41 Mature 22.8 Good Fair Fair Root zone restricted by curb and pavement (moderate). 
2 weak crotches in main trunk (moderately severe). 

M M             

65 Lawn No Norway maple 
Acer platanoides 

Tier 4 11.3 11.3 47 5 26 Young 17.5 Good Good Good Root zone restricted by curb and pavement (moderate).   L             

66 Woodland No Red maple 
Acer rubrum 

--- 8.2 8.2 37 11 21 Young 10.8 Good Fair Fair Lean in upper trunk (moderately severe).                 

67 Woodland No Shagbark hickory 
Carya ovata 

--- 12.3 12.3 85 39 22 Mature 6.3 Good Good Good Vine competition (moderate). M         L     

68 Woodland No Shagbark hickory 
Carya ovata 

--- 8.9 8.9 88 31 22 Young 18.8 Good Good Good ---                 

69 Woodland No Shagbark hickory 
Carya ovata 

--- 8.0 8.0 73 36 15 Young 19.8 Good Fair Good ---                 

70 Woodland No Northern red oak 
Quercus rubra 

--- 8.0 8.0 69 32 16 Young 10.1 Fair Fair Fair ---                 

71 Woodland No Northern red oak 
Quercus rubra 

--- 23.0 23.0 94 29 41 Mature 10.2 Good Good Good Vine competition (moderate). H         L     

72 Woodland No Northern red oak 
Quercus rubra 

--- 23.5 23.5 93 22 43 Mature 11.9 Good Good Good --- H               

73 Woodland No Shagbark hickory 
Carya ovata 

--- 8.6 8.6 78 33 19 Young 21.6 Good Good Good ---                 

74 Woodland No Shagbark hickory 
Carya ovata 

--- 8.4 8.4 71 27 19 Young 8.6 Good Good Good ---                 

75 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 12.4 12.4 90 57 24 Mature 24.7 Good Fair Good --- M               

76 Woodland No Shagbark hickory 
Carya ovata 

--- 9.3 9.3 64 10 24 Young 10.5 Good Fair Fair ---                 

77 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 8.0 8.0 68 51 29 Young 5.2 Fair Poor Poor Lean in upper trunk (very severe).                 

78 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 9.5 9.5 83 31 21 Young 4.3 Fair Poor Poor Crooks and lean in upper trunk (moderately severe). 
Suppressed by adjacent trees (moderately severe). 

                

79 Woodland No Shagbark hickory 
Carya ovata 

--- 21.5 21.5 43 27 40 Mature 8.2 Good Poor Poor Decay in lower trunk (severe).               H 

80 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 13.2 13.2 88 39 26 Mature 9.8 Fair Fair Fair Suppressed by adjacent trees (moderately severe). M               

81 Woodland No American linden 
Tilia americana 

--- 9.0 9.0 30 6 33 Young 9.2 Good Good Good Vine competition (moderate).           L    
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82 Woodland No Black birch 
Betula lenta 

--- 9.4 9.4 52 10 22 Young 16.5 Good Fair Fair Lean in upper trunk (moderately severe). 
Vine competition (moderate). 

          L    

83 Woodland No Black birch 
Betula lenta 

--- 8.5 8.5 57 16 21 Young 14.9 Good Good Good Vine competition (moderate).           L    

84 Woodland No Shagbark hickory 
Carya ovata 

--- 16.9 16.9 77 41 27 Mature 19.5 Fair Fair Fair Vine competition (moderately severe). M         L    

85 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 12.1 12.1 49 11 27 Mature 8.5 Fair Fair Fair Vine competition (moderate).           L    

86 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 24.1 24.1 98 55 37 Over-Mature 3.0 Fair Fair Fair Decay in main trunk (moderate). M               

87 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 29.2, 26.8 39.6 98 28 55 Over-Mature 8.6 Fair Poor Poor Decay in 2 lower trunks (very severe).               H 

88 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 13.7 13.7 51 20 21 Mature 6.2 Fair Poor Poor Vine competition (severe).           L     

89 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 (18.2) 18.2 42 34 8 --- --- --- --- Dead Vine competition (severe).               H 

90 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 11.4 11.4 67 19 26 Mature 15.4 Fair Poor Fair Vine competition (moderately severe). M         L     

91 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 14.3, 10.8 17.9 85 19 38 Mature 8.9 Fair Fair Fair Vine competition (moderately severe). M         L     

92 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 8.2 8.2 39 15 19 Young 4.2 Poor Poor Poor Vine competition (moderately severe). 
Dieback in scaffold limbs (moderate). 

M         L     

93 Woodland No Sugar maple 
Acer saccharum 

--- 14.1 14.1 69 9 40 Mature 8.0 Good Good Good Vine competition (moderate).           L     

94 Woodland No Sugar maple 
Acer saccharum 

--- 13.4 13.4 67 6 30 Mature 6.0 Good Good Good Vine competition (moderate).           L     

95 Woodland No Shagbark hickory 
Carya ovata 

--- 21.9 21.9 109 42 52 Mature 23.0 Good Fair Fair --- M               

96 Woodland No Shagbark hickory 
Carya ovata 

--- 14 14 76 35 37 Mature 23.5 Good Fair Fair --- M               

97 Woodland No Shagbark hickory 
Carya ovata 

--- 10.8 10.8 86 27 26 Young 7.5 Good Fair Fair --- M               

98 Woodland No Shagbark hickory 
Carya ovata 

--- 15.0 15.0 100 49 31 Mature 8.6 Good Good Good Vine competition (moderate). M         L     

99 Woodland No Shagbark hickory 
Carya ovata 

--- 15.8 15.8 97 33 31 Mature 8.4 Good Good Good ---                 

100 Woodland No Red maple 
Acer rubrum 

--- 11.4, 7.1 13.4 38 10 28 Young 4.2 Poor Poor Poor Vine competition (severe). 
Storm damage in upper crown (moderately severe). 

M         L     

101 Woodland No Shagbark hickory 
Carya ovata 

--- 17.3 17.3 93 36 39 Mature 9.3 Good Good Good Vine competition (moderate).           L     

102 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 11.5 11.5 33 19 17 Mature 9.3 Fair Poor Poor Vine competition (severe). 
Crown poorly formed. 

M         L     

103 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 14.0 14.0 15 9 6 Mature 4.0 Poor Poor Poor Main trunk split off at approximately 15'. 
Only a few live adventitious branches remain. 

              M 
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104 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 10.4 10.4 39 20 18 Young 38.4 Poor Poor Poor Vine competition (very severe).           L     

105 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 8.5 8.5 28 10 13 Young 20.1 Poor Poor Poor Vine competition (very severe).           L     

106 Woodland No Red maple 
Acer rubrum 

--- 12.3 12.3 43 12 30 Young 25.0 Fair Fair Fair Vine competition (very severe). M         L     

107 Woodland No Black cherry 
Prunus serotina 

--- 16.5 16.5 67 26 41 Mature 4.8 Fair Fair Fair Vine competition (moderately severe). M         L     

108 Woodland No Black birch 
Betula lenta 

--- 14.9 14.9 70 17 29 Mature 26.9 Fair Fair Fair Vine competition (moderately severe). M         L     

109 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 8.4 8.4 43 17 19 Young 4.3 Poor Poor Poor Lean in main trunk (moderately severe).  
Vine competition (severe). 
Dieback in small branches and twigs (moderate). 

M         L     

110 Woodland No Black birch 
Betula lenta 

--- 10.0 10.0 57 18 22 Young 11.0 Good Fair Fair Decay in main trunk (moderate). M               

111 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 8.4 8.4 32 12 23 Young 9.5 Fair Poor Poor Suppressed by adjacent trees (severe). 
Lean in upper trunk (severe). 
Vine competition (moderately severe). 

          L     

112 Woodland No White oak 
Quercus alba 

--- 38.4 38.4 90 19 79 Over-Mature 13.4 Fair Poor Poor Decay in lower trunk (severe) with signs of stress cracking. 
1 weak crotch in main trunk (moderately severe). 
Decay in upper trunks (moderate). 

              H 

113 Woodland No Sugar maple 
Acer saccharum 

--- 16.1 16.1 57 5 43 Mature 9.9 Good Fair Good Vine competition (moderately severe).           L     

114 Woodland No Norway maple 
Acer platanoides 

Tier 4 25.0 25.0 73 13 48 Mature 9.0 Good Fair Fair Vine competition (moderate). M         L     

115 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 8.6 8.6 30 5 21 Young 7.9 Good Good Good Vine competition (moderate).           L     

116 Woodland No Tulip tree 
Liriodendron tulipifera 

--- 12.7, 7.4 14.7 44 12 22 Young 16.3 Fair Fair Fair Vine competition (severe).           L     

117 Woodland No Shagbark hickory 
Carya ovata 

--- 9.5 9.5 43 8 24 Young 16.8 Fair Poor Poor Vine competition (very severe). 
Upper trunk and crown poorly formed. 

          L     

118 Woodland No Tree of Heaven 
Ailanthus altissima 

Tier 4 10.5 10.5 48 34 21 Mature 7 Fair Fair Fair Canker infection on lower trunk (moderate). 
Vine competition (moderately severe). 

          L     

119 Woodland No Black birch 
Betula lenta 

--- 16.3 16.3 72 41 34 Mature 6 Fair Fair Fair Vine competition (moderately severe). H         L     

120 Woodland No Black birch 
Betula lenta 

--- 16.8 16.8 66 37 31 Mature 21 Fair Poor Poor Bark wound on lower trunk (severe) with decay (moderately severe).               M 

 
 
 
 
 
 
 
 



Carbon Storage of Trees by Species
Location: Yorktown, Westchester, New York, United States of America
Project: Yorktown Rehab + Nursing, Series: All Trees, Year: 2021
Generated: 6/22/2021

Page 1

Species Carbon Storage Carbon Storage CO₂ Equivalent

(ton) (%) (ton)
White fir 0.2 0.4% 0.9

Norway maple 2.1 3.3% 7.6

Red maple 11.6 18.5% 42.4

Sugar maple 1.6 2.6% 6.0

Tree of heaven 13.6 21.8% 50.0

Black birch 3.1 4.9% 11.3

Shagbark hickory 5.2 8.3% 18.9

White ash 0.5 0.8% 1.8

Tulip tree 0.4 0.6% 1.4

Norway spruce 0.6 0.9% 2.0

Blue spruce 0.7 1.1% 2.5

Eastern white pine 3.3 5.3% 12.0

Black cherry 0.8 1.3% 3.1

White oak 5.3 8.5% 19.5

Pin oak 6.3 10.0% 22.9

Northern red oak 4.7 7.5% 17.1

Pagoda tree 2.4 3.9% 9.0

American basswood 0.1 0.1% 0.3

Total 62.4 100% 228.9

Due to limits of available models, i-Tree Eco will limit carbon storage to a maximum of 7,500 kg (16,534.7 lbs) and not estimate additional storage
for any tree beyond a diameter of 254 cm (100 in). Whichever limit results in lower carbon storage is used.

pcowie@paulcowieandassociates.com
Text Box
All Inventoried Trees



Annual Carbon Sequestration of Trees by Species
Location: Yorktown, Westchester, New York, United States of America
Project: Yorktown Rehab + Nursing, Series: All Trees, Year: 2021
Generated: 6/22/2021

Page 1

Species Gross Carbon Sequestration CO₂ Equivalent

(ton/yr) (ton/yr)
White fir 0.00 0.01

Norway maple 0.01 0.03

Red maple 0.25 0.92

Sugar maple 0.03 0.11

Tree of heaven 0.07 0.26

Black birch 0.03 0.11

Shagbark hickory 0.04 0.13

White ash 0.01 0.02

Tulip tree 0.01 0.04

Norway spruce 0.01 0.04

Blue spruce 0.01 0.05

Eastern white pine 0.08 0.30

Black cherry 0.02 0.09

White oak 0.02 0.06

Pin oak 0.09 0.32

Northern red oak 0.02 0.07

Pagoda tree 0.03 0.11

American basswood 0.00 0.01

Total 0.73 2.67

pcowie@paulcowieandassociates.com
Text Box
All Inventoried Trees



Carbon Storage of Trees by Species
Location: Yorktown, Westchester, New York, United States of America
Project: Yorktown Rehab + Nursing, Series: Viable + Non-Invasive Trees Only, Year: 2021
Generated: 6/22/2021

Page 1

Species Carbon Storage Carbon Storage CO₂ Equivalent

(ton) (%) (ton)
White fir 0.2 0.6% 0.9

Red maple 11.3 29.4% 41.3

Sugar maple 1.6 4.3% 6.0

Black birch 2.3 6.1% 8.5

Shagbark hickory 4.3 11.1% 15.6

Tulip tree 0.4 1.0% 1.4

Norway spruce 0.6 1.5% 2.0

Blue spruce 0.7 1.8% 2.5

Eastern white pine 2.6 6.8% 9.5

Black cherry 0.8 2.2% 3.1

Pin oak 6.3 16.3% 22.9

Northern red oak 4.7 12.2% 17.1

Pagoda tree 2.4 6.4% 9.0

American basswood 0.1 0.2% 0.3

Total 38.3 100% 140.4

Due to limits of available models, i-Tree Eco will limit carbon storage to a maximum of 7,500 kg (16,534.7 lbs) and not estimate additional storage
for any tree beyond a diameter of 254 cm (100 in). Whichever limit results in lower carbon storage is used.
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Annual Carbon Sequestration of Trees by Species
Location: Yorktown, Westchester, New York, United States of America
Project: Yorktown Rehab + Nursing, Series: Viable + Non-Invasive Trees Only, Year: 2021
Generated: 6/22/2021

Page 1

Species Gross Carbon Sequestration CO₂ Equivalent

(ton/yr) (ton/yr)
White fir 0.00 0.01

Red maple 0.24 0.90

Sugar maple 0.03 0.11

Black birch 0.03 0.09

Shagbark hickory 0.02 0.09

Tulip tree 0.01 0.04

Norway spruce 0.01 0.04

Blue spruce 0.01 0.05

Eastern white pine 0.08 0.28

Black cherry 0.02 0.09

Pin oak 0.09 0.32

Northern red oak 0.02 0.07

Pagoda tree 0.03 0.11

American basswood 0.00 0.01

Total 0.60 2.20

pcowie@paulcowieandassociates.com
Text Box
Invasive Species + Non-Viable Trees Omitted
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TREE SCHEDULE

TAG # KEEP/REMOVE TYPE DIAMETER CONDITION TAG # KEEP/REMOVE TYPE DIAMETER CONDITION TAG # KEEP/REMOVE TYPE DIAMETER CONDITION TAG # KEEP/REMOVE TYPE DIAMETER CONDITION TAG # KEEP/REMOVE TYPE DIAMETER CONDITION

0013 KEEP SPRUCE 26" GOOD 0155 REMOVE PINE 8" GOOD 0297 REMOVE MAPLE 16" GOOD 0971 REMOVE LOCUST 36" GOOD 6662 REMOVE ASPEN 8" GOOD

0014 KEEP SPRUCE 22" GOOD 0156 REMOVE ASPEN 8" POOR 0298 REMOVE TULIP (DOUBLE) 16" POOR 0972 REMOVE CHERRY 10" POOR 6663 REMOVE ASPEN 8" GOOD

0015 REMOVE SPRUCE 38" GOOD 0157 REMOVE ASPEN 14" GOOD 0299 REMOVE MAPLE 8" GOOD 0973 REMOVE LOCUST 18" GOOD 6664 REMOVE ASPEN 10" GOOD

0016 REMOVE MAPLE 22" GOOD 0158 REMOVE APPLE (CLUMP) 8" POOR 0300 KEEP OAK 30" GOOD 0974 REMOVE SPRUCE 42" GOOD 6665 REMOVE ASPEN 8" POOR

0017 REMOVE MAPLE 32" POOR 0159 REMOVE ASPEN 10" GOOD 0301 KEEP OAK (DOUBLE) 26" GOOD 0975 REMOVE MAPLE 24" POOR 6666 REMOVE ASPEN 10" GOOD

0018 REMOVE MAPLE 40" GOOD 0160 REMOVE PINE 10" GOOD 0302 KEEP CHERRY (TWIN) 14" GOOD 0976 REMOVE MAPLE (TWIN) 18" GOOD 6667 REMOVE ASPEN 8" GOOD

0019 REMOVE MAPLE (TRIPLE) 14" GOOD 0161 REMOVE ASPEN 10" GOOD 0303 REMOVE CHERRY 8" POOR 0977 REMOVE PINE 32" GOOD 6668 REMOVE MAPLE (TWIN) 14" GOOD

0020 REMOVE MAPLE 22" POOR 0162 REMOVE ASPEN 8" GOOD 0304 REMOVE TULIP 12" POOR 0978 KEEP MAPLE 16" GOOD 6669 KEEP WILLOW (DOUBLE) 14" GOOD

0021 REMOVE MAPLE 12" GOOD 0163 REMOVE COTTONWOOD 12" GOOD 0305 REMOVE BIRCH 8" GOOD 0979 REMOVE MAPLE 16" GOOD 6670 REMOVE PINE 12" DEAD

0022 REMOVE MAPLE 8" GOOD 0164 REMOVE PINE 10" GOOD 0306 REMOVE TULIP (TWIN) 18" GOOD 0980 REMOVE MAPLE 10" GOOD 6671 KEEP MAPLE 14" GOOD

0023 REMOVE MAPLE 8" GOOD 0165 KEEP PINE 14" GOOD 0307 REMOVE BIRCH (TWIN) 8" POOR 0981 REMOVE MAPLE (TWIN) 14" GOOD 6672 KEEP MAPLE (DOUBLE) 24" GOOD

0024 REMOVE MAPLE (TWIN) 12" GOOD 0166 REMOVE PINE 12" GOOD 0308 KEEP MAPLE 10" GOOD 0982 REMOVE MAPLE 10" DEAD 6673 KEEP HEMLOCK 12" GOOD

0025 REMOVE MAPLE 14" GOOD 0167 KEEP ASPEN (TWIN) 24" GOOD 0309 KEEP MAPLE 8" GOOD 0983 REMOVE MAPLE 10" POOR 6674 REMOVE PINE 18" DEAD

0026 REMOVE MAPLE 20" GOOD 0168 REMOVE PINE 14" GOOD 0310 REMOVE TULIP 12" GOOD 0984 REMOVE WALNUT 16" GOOD 6675 REMOVE MAPLE 8" POOR

0027 REMOVE MAPLE 12" GOOD 0169 KEEP PINE 8" GOOD 0311 KEEP TULIP 24" GOOD 0985 REMOVE ASH 26" DEAD 6676 REMOVE MAPLE 16" GOOD

0028 REMOVE MAPLE 12" GOOD 0170 REMOVE ASPEN 16" GOOD 0312 KEEP OAK 10" GOOD 0986 REMOVE MAPLE 24" GOOD 6677 KEEP WILLOW 14" GOOD

0029 REMOVE MAPLE (?? 14" POOR 0171 REMOVE ASPEN 10" GOOD 0313 KEEP MAPLE 8" GOOD 0987 REMOVE MAPLE 18" GOOD 6678 KEEP WILLOW 14" GOOD

0030 REMOVE MAPLE (DOUBLE) 32" POOR 0172 REMOVE ASPEN 8" GOOD 0314 KEEP MAPLE 12" GOOD 0988 REMOVE MAPLE (TWIN) 12" GOOD 6679 REMOVE WILLOW 14" POOR

0031 REMOVE WALNUT (TRIPLE) 12" GOOD 0173 KEEP OAK 16" GOOD 0315 KEEP MAPLE 8" GOOD 0989 REMOVE MAPLE 14" POOR 6680 REMOVE WILLOW 8" POOR

0032 REMOVE MAPLE (?? 12" POOR 0174 REMOVE ASPEN 16" GOOD 0316 KEEP MAPLE 8" GOOD 0990 REMOVE BASSWOOD 48" GOOD 6681 REMOVE SPRUCE 18" GOOD

0033 REMOVE DOGWOOD 8" POOR 0175 REMOVE WILLOW 8" POOR 0317 KEEP HICKORY 20" GOOD 0991 REMOVE MAPLE 22" GOOD 6682 REMOVE MAPLE (TWIN) 14" GOOD

0034 REMOVE DOGWOOD 8" GOOD 0176 REMOVE ASPEN 8" GOOD 0318 KEEP HICKORY 18" GOOD 0992 REMOVE MAPLE 36" GOOD 6683 KEEP MAPLE 20" GOOD

0035 REMOVE WALNUT (TRIPLE) 12" GOOD 0177 REMOVE WILLOW 8" GOOD 0319 KEEP OAK 8" GOOD 0993 KEEP MAPLE 36" GOOD 6684 KEEP TULIP 24" GOOD

0036 REMOVE BASSWOOD (QUADRUPLE) 8" POOR 0178 REMOVE WILLOW 10" POOR 0320 KEEP MAPLE 14" GOOD 0994 REMOVE SPRUCE 26" GOOD 6685 KEEP LOCUST 16" GOOD

0037 REMOVE CEDAR (TWIN) 14" GOOD 0179 REMOVE WILLOW 10" GOOD 0321 KEEP MAPLE 12" GOOD 0995 REMOVE SPRUCE 40" POOR 6686 KEEP LOCUST 14" POOR

0038 REMOVE MAPLE 20" GOOD 0180 REMOVE WILLOW 16" POOR 0322 KEEP APPLE 8" POOR 0996 REMOVE SPRUCE 22" GOOD 6687 KEEP LOCUST 14" POOR

0039 REMOVE MAPLE 24" GOOD 0181 REMOVE WILLOW (TWIN) 8" POOR 0323 KEEP MAPLE 8" GOOD 0997 REMOVE SPRUCE 30" GOOD 6688 REMOVE MAPLE 10" GOOD

0040 REMOVE CEDAR (TRIPLE) 10" POOR 0182 REMOVE WILLOW (TWIN) 10" GOOD 0324 KEEP HICKORY (CLUMP) 16" GOOD 0998 REMOVE MAPLE 24" GOOD 6689 KEEP MAPLE 8" GOOD

0041 KEEP MAPLE 24" GOOD 0183 REMOVE ASPEN 8" GOOD 0325 KEEP HICKORY 12" GOOD 0999 REMOVE MAPLE 14" GOOD 6690 KEEP MAPLE 20" GOOD

0042 KEEP MAPLE 20" POOR 0184 REMOVE WILLOW 12" GOOD 0326 KEEP MAPLE 14" GOOD 2729 REMOVE HEMLOCK 14" GOOD 6691 KEEP MAPLE 8" GOOD

0043 KEEP MAPLE 8" GOOD 0185 REMOVE ASPEN 10" GOOD 0327 KEEP TULIP (TWIN) 24" GOOD 2730 REMOVE HEMLOCK 24" GOOD 6692 KEEP MAPLE 8" GOOD

0044 KEEP MAPLE 12" GOOD 0186 REMOVE ASPEN 8" GOOD 0328 KEEP HICKORY 12" GOOD 2731 KEEP HEMLOCK 18" FAIR 6693 KEEP PINE 22" GOOD

0045 KEEP SPRUCE 24" GOOD 0187 REMOVE ASPEN 8" GOOD 0329 KEEP OAK 8" GOOD 2732 KEEP LOCUST 30" GOOD 6694 KEEP MAPLE 12" GOOD

0046 KEEP MAPLE 8" GOOD 0188 REMOVE ASPEN 8" GOOD 0330 KEEP HICKORY 18" GOOD 2733 REMOVE MAPLE 24" GOOD 6695 KEEP PINE 14" DEAD

0047 REMOVE ASH 12" DEAD 0189 REMOVE ASPEN 8" GOOD 0331 KEEP MAPLE 12" GOOD 2734 REMOVE PINE 26" GOOD 6696 KEEP MAPLE 8" GOOD

0048 KEEP MAPLE 16" GOOD 0190 REMOVE ASPEN 10" GOOD 0332 KEEP MAPLE 8" GOOD 2735 REMOVE HEMLOCK 18" POOR 6697 REMOVE MAPLE 10" GOOD

0049 KEEP ASH 12" DEAD 0191 REMOVE WILLOW 10" POOR 0333 KEEP HICKORY 14'' GOOD 2736 REMOVE CEDAR 10" GOOD 6698 REMOVE ASH 26" DEAD

0050 KEEP MAPLE 24" GOOD 0192 REMOVE ASPEN 10" GOOD 0334 KEEP HICKORY 14'' GOOD 2737 REMOVE MAPLE 36" POOR 6699 REMOVE PINE 12" GOOD

0051 KEEP MAPLE 12" GOOD 0193 REMOVE ASPEN 10" GOOD 0335 KEEP HICKORY (CLUMP) 16" POOR 2738 KEEP MAPLE (DOUBLE) 22" GOOD 6700 REMOVE ASPEN 16" GOOD

0052 KEEP MAPLE (CLUMP) 14" GOOD 0194 REMOVE ASPEN 8" GOOD 0336 KEEP ASH 16" DEAD 2739 KEEP CEDAR 8" GOOD 6701 REMOVE ASPEN 10" DEAD

0053 KEEP PINE 8" GOOD 0195 REMOVE ASPEN 8" GOOD 0337 KEEP MAPLE 14" GOOD 2740 KEEP LOCUST 20" GOOD 6702 REMOVE ASPEN 8" DEAD

0054 REMOVE SPRUCE 10" GOOD 0196 REMOVE ASPEN 8" GOOD 0338 KEEP MAPLE 10" GOOD 2741 REMOVE CEDAR 10" GOOD 6703 REMOVE WILLOW 14" GOOD

0055 REMOVE MAPLE 8" GOOD 0197 KEEP ASPEN 8" GOOD 0339 KEEP HICKORY 14" GOOD 2742 KEEP CEDAR (TWIN) 8" GOOD 6704 REMOVE ASPEN 18" GOOD

0056 REMOVE MAPLE (CLUMP) 10" POOR 0198 REMOVE CATALPA 12" GOOD 0340 KEEP HICKORY 8" GOOD 2743 REMOVE CEDAR 14" GOOD 6705 REMOVE ASPEN 16" GOOD

0057 REMOVE MAPLE 16" GOOD 0199 REMOVE ASPEN 10" GOOD 0341 REMOVE ASPEN 10" GOOD 2744 KEEP CEDAR 12" GOOD 6706 REMOVE ASPEN 8" GOOD

0058 REMOVE MAPLE 18" GOOD 0200 REMOVE ASPEN 8" GOOD 0342 REMOVE ASPEN 8" GOOD 2745 KEEP MAPLE 16" GOOD 6707 REMOVE ASPEN 14" GOOD

0059 KEEP MAPLE 14" GOOD 0201 REMOVE ASPEN 12" GOOD 0343 REMOVE ASPEN 8" GOOD 2746 KEEP MAPLE 26" GOOD 6708 REMOVE ASPEN 16" GOOD

0060 KEEP OAK 18" GOOD 0202 REMOVE ASPEN 8" GOOD 0344 REMOVE ASPEN 12" GOOD 2747 KEEP MAPLE 16" GOOD 6709 REMOVE ASPEN 16" GOOD

0061 KEEP WHITE BIRCH (TWIN) 8" GOOD 0203 REMOVE ASPEN 8" GOOD 0345 REMOVE ASPEN 10" GOOD 2748 KEEP TULIP 30" GOOD 6710 REMOVE PINE 8" GOOD

0062 KEEP CEDAR (TWIN) 10" GOOD 0204 REMOVE ASPEN 8" GOOD 0346 REMOVE ASPEN 10" GOOD 2749 KEEP MAPLE 28" GOOD 6711 REMOVE ASPEN 20" GOOD

0063 KEEP MAPLE 8" GOOD 0205 REMOVE ASPEN 8" GOOD 0347 REMOVE ASPEN 10" GOOD 2750 REMOVE MAPLE 16" DEAD 6712 REMOVE PINE 12" POOR

0064 KEEP CEDAR (TWIN) 10" GOOD 0206 REMOVE ASPEN 8" GOOD 0348 REMOVE ASPEN (TWIN) 8" GOOD 2751 REMOVE MAPLE 14" POOR 6713 REMOVE ELM 8" GOOD

0065 KEEP CEDAR 12" GOOD 0207 REMOVE CATAPLA 10" DEAD 0349 REMOVE ASPEN (TWIN) 8" GOOD 2752 REMOVE MAPLE 8" GOOD 6714 REMOVE ASH 22" GOOD

0066 KEEP OAK 16" GOOD 0208 REMOVE ASPEN 8" GOOD 0350 REMOVE ASPEN 10" GOOD 2753 KEEP MAPLE (DOUBLE) 22" GOOD 6715 REMOVE TULIP 18" GOOD

0067 KEEP WHITE BIRCH (TRIPLE) 8" GOOD 0209 REMOVE ASPEN 8" GOOD 0351 REMOVE ASPEN 8" GOOD 2754 KEEP SPRUCE 24" GOOD 6716 KEEP ASH 14" GOOD

0068 KEEP MAPLE (TRIPLE) 12" GOOD 0210 REMOVE ASPEN 8" GOOD 0352 KEEP ASPEN (DOUBLE) 8" POOR 2755 REMOVE MAPLE (DOUBLE) 22" GOOD 6717 KEEP PINE 16" POOR

0069 KEEP WILLOW 20" POOR 0211 REMOVE ASPEN 8" GOOD 0353 REMOVE ASPEN 8" GOOD 2756 REMOVE SPRUCE 24" GOOD 6718 KEEP MAPLE 8" GOOD

0070 KEEP SPRUCE 16" GOOD 0212 REMOVE ASPEN 8" GOOD 0354 REMOVE ASPEN 10" GOOD 2757 REMOVE SPRUCE 24" GOOD 6719 KEEP MAPLE (TWIN) 16" GOOD

0071 REMOVE COTTONWOOD 8" POOR 0213 REMOVE ASPEN 10" POOR 0355 REMOVE ASPEN 8" GOOD 2758 REMOVE SPRUCE 20" GOOD 6720 KEEP MAPLE 14" GOOD

0072 KEEP SPRUCE 8" GOOD 0214 REMOVE ASPEN 8" GOOD 0356 REMOVE ASPEN 8" GOOD 2759 REMOVE WALNUT 34" GOOD 6721 KEEP MAPLE 24" POOR

0073 KEEP MAPLE (TWIN) 8" GOOD 0215 REMOVE ASPEN 10" GOOD 0357 REMOVE ASPEN 12" GOOD 2760 REMOVE SPRUCE 20" DEAD 6722 KEEP SYCAMORE 24" GOOD

0074 KEEP DOGWOOD 10" GOOD 0216 REMOVE ASPEN 10" GOOD 0358 REMOVE ASPEN 14" GOOD 2761 REMOVE LOCUST 36" POOR 6723 KEEP MAPLE 8" POOR

0075 REMOVE MAPLE 26" GOOD 0217 REMOVE ASPEN 8" GOOD 0359 REMOVE ASPEN 14" GOOD 2762 REMOVE WALNUT 22" GOOD 6724 KEEP ASPEN 16 GOOD

0076 REMOVE MAPLE 30" GOOD 0218 REMOVE ASPEN 8" GOOD 0360 REMOVE LOCUST (DOUBLE) 22" GOOD 2763 REMOVE MAPLE 10" GOOD 6725 KEEP ASPEN 17 GOOD

0077 REMOVE CEDAR (TWIN) 12" GOOD 0219 REMOVE ASPEN 8" GOOD 0361 REMOVE WILLOW 12" GOOD 2764 REMOVE MAPLE 24" POOR 6726 KEEP ASPEN (TWIN) 8" POOR

0078 REMOVE CEDAR 12" GOOD 0220 REMOVE ASPEN (TWIN) 8" GOOD 0362 REMOVE WILLOW 16" POOR 2765 REMOVE MAPLE 8" POOR 6727 REMOVE MAPLE 14" POOR

0079 REMOVE CEDAR 14" GOOD 0221 REMOVE ASPEN 10" GOOD 0363 REMOVE WILLOW 12" GOOD 2766 REMOVE WALNUT 36" GOOD 6728 REMOVE MAPLE 16" GOOD

0080 REMOVE CEDAR 8" GOOD 0222 REMOVE ASPEN 8" GOOD 0364 REMOVE ASPEN 10" GOOD 2767 REMOVE MAPLE 8" GOOD 6729 REMOVE MAPLE 8" POOR

0081 REMOVE CEDAR 12" GOOD 0223 REMOVE ASPEN 10" GOOD 0365 REMOVE ASPEN 10" GOOD 2768 REMOVE MAPLE 18" POOR 6730 REMOVE MAPLE 18" GOOD

0082 REMOVE CEDAR 8" POOR 0224 REMOVE ASPEN 10" GOOD 0366 REMOVE ASPEN (TWIN) 8" GOOD 2769 REMOVE MAPLE 12" POOR 6731 REMOVE ELM 12" GOOD

0083 REMOVE CEDAR 12" GOOD 0225 REMOVE ASPEN 10" POOR 0367 REMOVE WILLOW 14" GOOD 2770 REMOVE MAPLE 16" POOR 6732 REMOVE MAPLE (TWIN) 14" GOOD

0084 REMOVE MAPLE 20" GOOD 0226 REMOVE WILLOW 10" POOR 0368 REMOVE ASPEN 14" GOOD 2771 REMOVE OAK 8" GOOD 6733 REMOVE ASPEN 40" GOOD

0085 REMOVE MAPLE 12" GOOD 0227 REMOVE ASPEN 14" GOOD 0369 REMOVE ASPEN 14" GOOD 2772 REMOVE ASH 8" POOR 6734 REMOVE MAPLE 12" POOR

0086 REMOVE CEDAR 8" GOOD 0228 REMOVE ELM 12" GOOD 0370 REMOVE ASPEN 10" GOOD 2773 REMOVE MAPLE 8" DEAD 6735 REMOVE MAPLE 16" GOOD

0087 REMOVE MAPLE 30" GOOD 0229 REMOVE ASPEN 10" GOOD 0371 REMOVE LOCUST 8' GOOD 2774 REMOVE MAPLE (TWIN) 12" POOR 6736 REMOVE MAPLE (TWIN) 18" GOOD

0088 KEEP MULBERRY 8" GOOD 0230 REMOVE ASPEN 16" GOOD 0372 REMOVE ASPEN 10" GOOD 2775 REMOVE MAPLE 30" POOR 6737 REMOVE MAPLE 8" GOOD

0089 KEEP CEDAR (TWIN) 8" POOR 0231 REMOVE ASPEN 8" POOR 0373 REMOVE ASPEN 10" GOOD 2776 REMOVE MAPLE 14" GOOD 6738 REMOVE ELM 10" POOR

0090 REMOVE CEDAR (TWIN) 8" GOOD 0232 REMOVE ASPEN 10" GOOD 0374 REMOVE APPLE (TWIN) 12" GOOD 2777 REMOVE MAPLE 8" POOR 6739 REMOVE MAPLE 14" GOOD

0091 KEEP CEDAR 16" GOOD 0233 REMOVE ASPEN (TWIN) 12" POOR 0375 REMOVE LOCUST (TRIPLE) 10" GOOD 2778 KEEP MAPLE 12" GOOD 6740 REMOVE MAPLE 14" GOOD

0092 KEEP MULBERRY (TWIN) 10" GOOD 0234 REMOVE MULBERRY 8" POOR 0376 REMOVE ASPEN 16" GOOD 2779 KEEP MAPLE 10" GOOD 6741 REMOVE MAPLE (TWIN) 12" GOOD

0093 REMOVE ELM 12" GOOD 0235 REMOVE ASPEN 18" GOOD 0377 KEEP ASPEN 8" GOOD 2780 KEEP MAPLE 12" GOOD 6742 REMOVE MAPLE 14" GOOD

0094 REMOVE CEDAR 8" GOOD 0236 REMOVE ASPEN 16" GOOD 0378 REMOVE ASPEN 18" GOOD 2781 KEEP MAPLE (TWIN) 10" GOOD 6743 REMOVE MAPLE 12" GOOD

0095 REMOVE CEDAR (TWIN) 8" GOOD 0237 REMOVE ASPEN 16" DEAD 0379 REMOVE LOCUST 9" GOOD 2782 KEEP MAPLE 10" GOOD 6744 REMOVE MAPLE (TWIN) 10" GOOD

0096 REMOVE MAPLE 30" GOOD 0238 REMOVE ASPEN 8" POOR 0380 REMOVE APPLE (CLUMP) 8" POOR 2783 KEEP MAPLE (TWIN) 10" GOOD 6745 REMOVE MAPLE 14" GOOD

0097 REMOVE MAPLE 40" GOOD 0239 REMOVE WILLOW 14" GOOD 0381 REMOVE WILLOW 16" GOOD 2784 KEEP MAPLE 8" GOOD 6746 REMOVE MAPLE 10" GOOD

0098 REMOVE MAPLE 30" GOOD 0240 REMOVE WILLOW 16" GOOD 0382 REMOVE ASPEN 10" DEAD 2785 REMOVE MAPLE 8" GOOD 6747 REMOVE MAPLE (TWIN) 8" GOOD

0099 REMOVE CEDAR 18" GOOD 0241 REMOVE ASPEN 12" GOOD 0383 REMOVE ASPEN 12" GOOD 2786 REMOVE MAPLE 8" GOOD 6748 REMOVE MAPLE (TRIPLE) 8" GOOD

0100 REMOVE MULBERRY 14" GOOD 0242 REMOVE ASPEN 16" GOOD 0384 KEEP ASPEN 10" GOOD 2787 REMOVE MAPLE 8" GOOD 6749 REMOVE MAPLE (TWIN) 20" GOOD

0101 REMOVE ASPEN 8" GOOD 0243 REMOVE ASPEN 14" POOR 0385 REMOVE ASPEN 10" GOOD 2788 KEEP MAPLE 12" GOOD 6750 REMOVE MAPLE (CLUMP) 10" GOOD

0102 REMOVE ASPEN 8" GOOD 0244 REMOVE ASPEN 16" GOOD 0386 REMOVE ASPEN 12" GOOD 2789 KEEP MAPLE (TWIN) 8" GOOD 6751 REMOVE APPLE 10" POOR

0103 REMOVE TULIP 8" GOOD 0245 REMOVE ASPEN 18" GOOD 0387 REMOVE ASPEN 14" GOOD 2790 KEEP MAPLE 8" POOR 6752 REMOVE MAPLE (TRIPLE) 12" GOOD

0104 REMOVE LOCUST (TRIPLE) 10" GOOD 0246 REMOVE ASPEN 10" GOOD 0388 REMOVE LOCUST 10" GOOD 2791 KEEP MAPLE (TRIPLE) 10" GOOD 6753 REMOVE MAPLE (TRIPLE) 12" GOOD

0105 REMOVE COTTONWOOD 14" GOOD 0247 REMOVE ASPEN 12" GOOD 0389 REMOVE ASPEN 18" GOOD 2792 KEEP MAPLE 18" GOOD 6754 REMOVE ASH 12" GOOD

0106 REMOVE LOCUST (TRIPLE) 10 GOOD 0248 REMOVE MAPLE 8" GOOD 0395 KEEP ASPEN 14" GOOD 2793 KEEP MAPLE (TWIN) 12" GOOD 6755 REMOVE ASPEN (TRIPLE) 8" GOOD

0107 REMOVE ASPEN 16" GOOD 0249 REMOVE MAPLE 8" POOR 0396 KEEP ASPEN 10" GOOD 2794 KEEP MAPLE 10" GOOD 6756 REMOVE MAPLE 14" GOOD

0108 REMOVE ASPEN 10" GOOD 0250 KEEP MAPLE 10" GOOD 0397 KEEP ASPEN 12" GOOD 2795 REMOVE ASH 20" GOOD 6757 REMOVE MAPLE 12" GOOD

0109 REMOVE WHITE BIRCH 8" GOOD 0251 KEEP HICKORY 12" GOOD 0398 KEEP ASPEN 8" GOOD 2796 REMOVE MAPLE 10" GOOD 6758 REMOVE APPLE 10" GOOD

0110 REMOVE PINE 8" GOOD 0252 REMOVE MAPLE 12" GOOD 0399 REMOVE LOCUST 30" GOOD 2797 REMOVE MAPLE 8" GOOD 6759 REMOVE APPLE 12" GOOD

0111 REMOVE COTTONWOOD 26" GOOD 0253 KEEP MAPLE (TWIN) 8" GOOD 0400 KEEP ASPEN (TWIN) 10" GOOD 2798 KEEP MAPLE 20" GOOD 6760 REMOVE MAPLE (DOUBLE) 14" GOOD

0112 REMOVE APPLE (CLUMP) 8" POOR 0254 KEEP MAPLE 16" GOOD 0402 REMOVE ASPEN 18" GOOD 2799 KEEP MAPLE 16" GOOD 6761 REMOVE MAPLE (TWIN) 16" GOOD

0113 REMOVE ASPEN 8" GOOD 0255 REMOVE CHERRY 8" POOR 0403 REMOVE ASPEN 12" GOOD 2800 REMOVE CHERRY 8" DEAD 6762 REMOVE WILLOW 34" GOOD

0114 REMOVE COTTONWOOD (TWIN) 10" POOR 0256 REMOVE WILLOW 36" GOOD 0934 REMOVE MAPLE 30" DEAD 6621 KEEP MAPLE 16" GOOD 6763 REMOVE MAPLE (TRIPLE) 8" GOOD

0115 REMOVE ASPEN 16" GOOD 0257 REMOVE MAPLE 16" GOOD 0935 REMOVE MAPLE 18" GOOD 6622 KEEP ASH 8" DEAD 6764 REMOVE ASPEN 16" GOOD

0116 REMOVE COTTONWOOD (TWIN) 8" POOR 0258 REMOVE MAPLE 14" GOOD 0936 REMOVE MAPLE (TWIN) 8" POOR 6623 KEEP ASH 12" DEAD 6765 REMOVE COTTONWOOD 14" GOOD

0117 REMOVE MAPLE 8" GOOD 0259 REMOVE WILLOW 24" POOR 0937 REMOVE ASPEN 18" GOOD 6624 KEEP ASH (TWIN) 10" GOOD 6766 REMOVE COTTONWOOD 12" GOOD

0118 REMOVE ASPEN 24" GOOD 0260 REMOVE MAPLE 24" GOOD 0938 REMOVE MAPLE 8" GOOD 6625 REMOVE PINE 18" GOOD 6767 REMOVE ASPEN 12" POOR

0119 REMOVE MAPLE 14" GOOD 0261 REMOVE WILLOW 24" GOOD 0939 REMOVE ASPEN 26" GOOD 6626 REMOVE ASPEN 16" GOOD 6768 REMOVE LOCUST 8" POOR

0120 REMOVE MAPLE 10" GOOD 0262 REMOVE WILLOW 16" GOOD 0940 REMOVE MAPLE (TWIN) 14" GOOD 6627 REMOVE MAPLE 8" GOOD 6769 REMOVE ASPEN 10" POOR

0121 REMOVE OAK 8" GOOD 0263 REMOVE TULIP (TWIN) 14" GOOD 0941 REMOVE ASH 14" DEAD 6628 REMOVE ASPEN 18" GOOD 6770 REMOVE ASPEN 12" POOR

0122 REMOVE ASPEN 26" GOOD 0264 REMOVE MAPLE 18" GOOD 0942 REMOVE MAPLE 22" GOOD 6629 REMOVE ASPEN 14" GOOD 6771 REMOVE ASPEN 8" GOOD

0123 REMOVE MAPLE 18" GOOD 0265 REMOVE ASH 22" DEAD 0943 REMOVE JAPANESE MAPLE (CLUMP) 14" GOOD 6630 REMOVE MULBERRY 8" DEAD 6772 REMOVE ASPEN (TRIPLE) 10" POOR

0124 KEEP MAPLE (TRIPLE) 16" GOOD 0266 REMOVE MAPLE (TWIN) 8" GOOD 0944 REMOVE APPLE (DOUBLE) 14" GOOD 6631 REMOVE ASPEN (TWIN) 10" GOOD 6773 REMOVE ASPEN 8" POOR

0125 KEEP MAPLE 12" GOOD 0267 REMOVE ASPEN (TWIN) 24" GOOD 0945 REMOVE JAPANESE MAPLE (TRIPLE) 8" POOR 6632 REMOVE APPLE 10" POOR 6774 REMOVE ASPEN 8" GOOD

0126 REMOVE MAPLE 14" DEAD 0268 REMOVE ASPEN 16" GOOD 0946 REMOVE MAPLE (DOUBLE) 24" GOOD 6633 REMOVE APPLE 8" POOR 6775 REMOVE ASPEN 16" GOOD

0127 REMOVE BIRCH 8" DEAD 0269 REMOVE APPLE 10" DEAD 0947 REMOVE ASH 12" DEAD 6634 REMOVE APPLE 8" POOR 6776 REMOVE ASPEN 10" GOOD

0128 REMOVE MAPLE 14" GOOD 0270 REMOVE APPLE (CLUMP) 8" POOR 0948 KEEP LOCUST 18" GOOD 6635 REMOVE PINE 26" GOOD 6777 REMOVE COTTONWOOD 24" GOOD

0129 REMOVE MAPLE 10" GOOD 0271 REMOVE ASH 20" DEAD 0949 KEEP LOCUST 10" GOOD 6636 REMOVE PINE 18" POOR 6778 REMOVE COTTONWOOD 28" POOR

0130 REMOVE MAPLE 14" GOOD 0272 REMOVE MAPLE 8" GOOD 0950 REMOVE LOCUST 20" GOOD 6637 REMOVE PINE 22" GOOD 6779 REMOVE ASPEN 16" GOOD

0131 REMOVE MAPLE 10" GOOD 0273 REMOVE MAPLE 8" GOOD 0951 REMOVE LOCUST (DOUBLE) 20" GOOD 6638 REMOVE PINE 20" GOOD 6780 REMOVE ASPEN 12" GOOD

0132 KEEP APPLE 8" GOOD 0274 REMOVE MAPLE 28" GOOD 0952 REMOVE MAPLE 22" GOOD 6639 REMOVE PINE 14" DEAD 6781 REMOVE ASPEN 12" GOOD

0133 REMOVE MAPLE 14" GOOD 0275 REMOVE MAPLE 10" GOOD 0953 REMOVE LOCUST 14" POOR 6640 REMOVE PINE 18" GOOD 6782 REMOVE ASPEN 8" GOOD

0134 KEEP OAK 20" GOOD 0276 REMOVE MAPLE 10" GOOD 0954 REMOVE LOCUST 20" GOOD 6641 REMOVE PINE (DOUBLE) 28" GOOD 6783 REMOVE LOCUST (TWIN) 10" DEAD

0135 KEEP MAPLE 14" GOOD 0277 REMOVE MAPLE 16" GOOD 0955 REMOVE LOCUST 20" GOOD 6642 REMOVE PINE 14" DEAD 6784 REMOVE MAPLE 12" GOOD

0136 KEEP CHERRY 8" DEAD 0278 REMOVE MAPLE (TWIN) 10" GOOD 0956 REMOVE LOCUST 36" GOOD 6643 REMOVE PINE 26" GOOD 6785 REMOVE COTTONWOOD (CLUMP) 8" POOR

0137 REMOVE MAPLE (TWIN) 14" GOOD 0279 REMOVE TULIP 18" POOR 0957 REMOVE ASH 14" GOOD 6644 REMOVE PINE 14" GOOD 6786 REMOVE MAPLE 8" GOOD

0138 REMOVE APPLE 8" POOR 0280 REMOVE ASH 36" DEAD 0958 KEEP LOCUST (TWIN) 36" GOOD 6645 REMOVE PINE 14" GOOD 6787 REMOVE APPLE (CLUMP) 8" POOR

0139 KEEP HICKORY 12" GOOD 0281 REMOVE CHERRY 12" GOOD 0959 KEEP MAPLE 8" GOOD 6646 REMOVE PINE 18" POOR 6788 REMOVE MAPLE (DOUBLE) 20" POOR

0140 KEEP ASH 14" POOR 0282 REMOVE HICKORY 8" POOR 0960 REMOVE MAPLE 8" GOOD 6647 REMOVE PINE 18" GOOD 6789 REMOVE MAPLE 12" GOOD

0141 KEEP MAPLE 14" POOR 0283 REMOVE MAPLE (TWIN) 12" GOOD 0961 REMOVE LOCUST 36' GOOD 6648 REMOVE PINE 22" GOOD 6790 REMOVE MAPLE 10" GOOD

0142 KEEP APPLE (CLUMP) 8" POOR 0284 REMOVE OAK 42" GOOD 0962 REMOVE LOCUST 26" GOOD 6649 REMOVE SPRUCE 10" GOOD 6791 REMOVE COTTONWOOD 30" GOOD

0143 KEEP APPLE 8" GOOD 0285 REMOVE TULIP (TWIN) 14" GOOD 0963 REMOVE MAPLE 12" GOOD 6650 REMOVE SPRUCE 10" GOOD 6792 REMOVE APPLE 8" GOOD

0144 KEEP APPLE 10" POOR 0286 REMOVE TULIP (DOUBLE) 16" GOOD 0964 REMOVE MAPLE 8" GOOD 6651 REMOVE SPRUCE 10" GOOD 6793 REMOVE COTTONWOOD 12" GOOD

0145 KEEP MAPLE 16" POOR 0287 REMOVE TULIP 14" GOOD 0965 REMOVE LOCUST 16" GOOD 6652 REMOVE MAPLE 12" GOOD 6794 REMOVE COTTONWOOD 10" GOOD

0146 REMOVE MAPLE 12" GOOD 0288 REMOVE MAPLE 8" GOOD 0966 REMOVE LOCUST (TWIN) 36" POOR 6653 REMOVE MAPLE 8" GOOD 6795 REMOVE ASPEN 8" GOOD

0147 KEEP MAPLE 8" GOOD 0289 REMOVE MAPLE 12" GOOD 0967 KEEP LOCUST 36" GOOD 6654 REMOVE ELM 12" POOR 6796 REMOVE ASPEN 10" GOOD

0148 REMOVE APPLE (TWIN) 10" POOR 0290 REMOVE MAPLE 8" GOOD 0968 KEEP LOCUST 36" POOR 6655 REMOVE ASPEN 12" POOR 6797 REMOVE LOCUST (TRIPLE) 10" POOR

0149 KEEP MAPLE 36" DEAD 0291 REMOVE MAPLE 12" GOOD 0969 KEEP MAPLE 12" GOOD 6656 REMOVE ASPEN 16" GOOD 6798 REMOVE ASPEN 14" GOOD

0150 REMOVE MAPLE 12" GOOD 0292 REMOVE TULIP 10" GOOD 0970 REMOVE MAPLE (TWIN) 14" GOOD 6657 REMOVE ASPEN 14" GOOD 6799 REMOVE ASH 10" GOOD

0151 KEEP MAPLE 16" GOOD 0293 REMOVE APPLE 10" GOOD 0971 REMOVE LOCUST 36" GOOD 6658 REMOVE ASPEN 8" GOOD 6800 REMOVE WILLOW 10" POOR

0152 KEEP ELM 8" GOOD 0294 REMOVE APPLE (CLUMP) 8" GOOD 0968 KEEP LOCUST 36" POOR 6659 REMOVE WILLOW 12" GOOD

0153 REMOVE PINE (DOUBLE) 12" GOOD 0295 KEEP MAPLE 14" GOOD 0969 KEEP MAPLE 12" GOOD 6660 REMOVE ASPEN 8" GOOD

0154 KEEP PINE 16" GOOD 0296 KEEP HICKORY 8" GOOD 0970 REMOVE MAPLE (TWIN) 14" GOOD 6661 REMOVE ASPEN 12" GOOD
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1.0 Fiscal Analysis 
 
 1.1 Introduction 
 
The development project is known as “Underhill Farms”. The 13-8-acre site is located on Underhill 
Avenue, in the Town of Yorktown, Westchester County, New York. The development site is 
located between Glenrock Street and NYS Route 118 and is the site of the previous Soundview 
Prep School.  
 
The Project Sponsor proposes to construct a mixed-use development consisting of 84 
Condominium units, 64 apartments and 17,580 square feet of retail and office space. The 
development will preserve the existing historic Soundview structure incorporating it into the 
development. 
 
 1.2 Project Description 
 
As illustrated in Figure 1, the Underhill Farms site plan includes five 6-unit townhouse buildings 
and five 4-unit townhouse buildings plus a condominium building and an apartment building for a 
total of 148 units in 12 buildings.   Of these totals, the development provides half of the units as 
senior housing, restricted to those age 55 and over. As already stated, the development includes 
preservation of the existing historic building, incorporating it into the project design.  
 
            1.3 Population 
 
Demographic multipliers published by the Rutgers University Center for Urban Policy Research 
(CUPR) were used to project the future population of the proposed Underhill Farms community. 
Population projections are based upon the geographic region, type of unit, number of bedrooms, 
and the anticipated rental value. Although there are other published demographic multipliers, the 
CUPR multipliers are more specific because they are calculated based upon the specifics of 
geographic location, bedroom count and unit type. The researchers, Burchell and Listoken are 
considered the experts in demographic projections and the CUPR multipliers are considered the 
standard in this field of study. As shown in Table 1, based upon the nature of this development, 
the multipliers used to project the population are as follows; four-bedroom units house 3.89 
persons, three-bedroom units house 2.83 persons per unit, two-bedroom units are 2.31 persons 
per unit and a one-bedroom unit is 1.67 persons per unit. All Senior units were projected to house 
1.88 persons. By comparison, 2020 U.S. Census American Community Survey (ACS) data 
indicate that the average family size for all housing types in the Town of Yorktown is 3.15 persons. 
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As shown in Table 1, Based upon the CUPR residential multipliers, approximately 321 persons, 
including 23 school age children are projected to reside at Underhill Farms.  
 

Table 1 
Population Projections 

Unit Size Number 
of Units 

Population 
Multiplier Population 

School Age 
Children 
Multiplier 

School Age 
Population 

Uphill Townhouse Units                                                      
3-BR  25 2.83 71 0.39 10 
4-BR  5 3.89 19. 1.19 6 

Apartments 
1-BR  16 1.67 27 0.08 1 
2-BR  28 2.31 65 0.23 6 

Senior Apartments 
1-BR  10 1.88 19 0.00 0 
2-BR  10 1.88 19 0.00 0 

Downhill Senior Townhouse Units 
3-BR 22 1.88 41 0.00 0 

Senior Condominiums 
1-BR  2 1.88 4 0.00 0 
2-BR  30 1.88 56 0.00 0 
TOTAL 148  ‘321  23 
Source: Rutgers University Center for Urban Policy Research, June 2006. Table prepared by TMA, 2022.  

   

  
 1.4 Current and Projected Assessed Value 
 
The Underhill Farms development site is contained on the Town of Yorktown tax parcel Section 
48.06 Block 1 lot 30.  
 
The current assessed value of the total project site is $32,850. As the Soundview Preparatory 
School, the site had a religious use exemption and was not paying any taxes. The Taxes were 
paid by Underhill Farms for the 2021 tax year. According to a review of the current 2022 tax bills 
for the subject parcel, the total annual property taxes generated by the project site and paid to the 
Town of Yorktown were $7,169. The municipal taxes paid to Westchester County were $4,501. 
Thus, the total municipal taxes paid were $11,670 while the annual property taxes paid to the 
Yorktown Central School District were $32,887. 
 
Based upon the income value of the residential units plus the income value of the proposed 
commercial development the market value of Underhill Farms is projected to be approximately 
$42,331,243. Using the current 2022 equalization rate of 2.12 percent, the total Assessed Value of 
the project used for this analysis is $897,422. 
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 1.5 Current and Projected Revenues 
 
Table 2 compares the revenues generated currently by the property to the revenues to be 
generated after the Underhill Farms development is complete. Revenues are based on 2022 
municipal tax rates and the 2021-2022 tax rate for the Yorktown Central School District.  

According to the Town of Yorktown annual budget, the Town’s tax rate includes governmental 
services, Highway and street maintenance, Justice Court, public safety, refuse & recycling 
collection, and parks & recreation. 
 
As presented in Table 2, at today ‘s tax rates, annual revenues to the Town of Yorktown from the 
Underhill Farms would be approximately $195,844. The project-generated annual revenues to 
Westchester County would be approximately $122,965 annually.  
 

Table 2 
Current & Projected Taxes Generated by Underhill Farms Development 

Taxing Authority Current Taxes ($) 
Underhill Farms 
Projected Taxes  

Total ($) 

Net Increase Between 
Current & Projected 

Taxes ($) 
Total Westchester County  $4,501 $122,965 $118,464 
    
Total Town of Yorktown $7,169 $195,844 $188,676 
    
Total Municipal $11,670 $318,809 $307,169 
    
Yorktown Central School District $32,888 $898,454 $865,567 
    

TOTAL $40,057 $1,217,264 $1,172,706 
Notes: 
(1) Tax Rate per $1,000 of Assessed Valuation.   
Municipal taxes are based upon Town of Yorktown 2022 Tax Rates. 
Yorktown Central School Taxes are for the 2021-2022 Budget. 

 
As stated earlier, annual revenues to the Yorktown Central School District would be approximately 
$898,454. The net increase between the current tax revenues generated by the site and paid to 
the School District and the total future project-generated revenues to the school district are 
projected to be approximately $865,567 annually.  
 
Table 2 also indicates the combined net increase in revenues to each jurisdiction, which in total 
is projected to be more than $1.2 million annually. 
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1.6 Municipal Costs Associated with the Proposed Project  
 
An approximate estimate of costs to the Town of Yorktown associated with the Underhill Farms 
development may be determined by obtaining a reasonable composite of current costs on a per 
capita basis and multiplying this amount by the anticipated population of the proposed project.  
 
Through a review of the Town's operating budget, the amount of expenditures can be derived 
and, by dividing the population into the amount of expenditures, an estimate of per capita costs 
can be determined. To determine the costs derived from residential uses a determination of the 
percentage of the Town’s assessment roll attributed to residential development is calculated. To 
calculate the portion of the per capita cost which is paid for by property tax revenues (as opposed 
to other forms of income to the Town), the per capita cost is multiplied by the proportion that 
property tax revenue comprises of the overall income stream.  
 
This generalized methodology overstates the overall costs. The incremental costs which would 
be applicable specifically to this project are anticipated to be substantially lower. Certain fixed 
costs would not actually be affected by an increase in population. For example, the Supervisor’s 
salary or the cost of running Town Hall are expenses that are paid by the Town’s Budget, but 
would not be expected to increase based on an increase in population. It is also noted that 
commercial and other land uses in the Town place demand on the various governmental services 
which contributes to the costs being overstated. The majority of services provided by the Town 
would not be directly affected by an increase in population. A review of the Town’s operating 
budget indicates that no more than 50% of expenses are related directly to population increase.  
 
In this instance, the adopted 2022 municipal budget for the Town of Yorktown General Fund, 
Highway expenses and A Line items, amounts to $40,161,490. The total amount to be raised by 
taxes is $21,863,461. The tax levy represents approximately 54 percent of the municipal budget.  
 
According to the U.S. Census American Community Survey (ACS) data, the 2019 estimated 
population for the Town is 36,538 persons. Dividing the amount to be raised by taxes by the 
population, times the percentage of residential expenses, factored by that portion of the budget 
directly affected by population increase, results in an estimated impact to the Town budget of up 
to $200 per capita.  
 
As described earlier, the proposed project would add approximately 321 persons to the population 
of the Town. Based on a per capita expenditure of $200, the additional costs to the Town of 
Yorktown are projected to be up to approximately $64,200. As presented in Table 2, the revenues 
to the Town from the proposed Underhill Farms Development would amount to an estimated 
$195,844, thus, the project would result in increased Town revenue of $131,644 annually after 
covering costs.  
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 1.7 Schools 
 
 Existing Conditions 
 
The project site is served by the Yorktown Central School District. The District includes five 
schools, two grade school, (grades K,1,2,3,), one intermediate school (grades 4 & 5) one middle 
school (grades 6, 7 and 8), and one high school (grades 9 thru 12).  The Yorktown Central School 
District geographically includes the southern two thirds of the Town of Yorktown and portions of 
the Towns of Cortlandt and New Castle.  
 
According to information provided by the School District1, enrollments have been steadily 
decreasing for more than the past 5 years. As of October 2020, 3,381 students were enrolled in 
the District. Table 3 below summarizes the 2020/2021 grade distributions and enrollments of the 
various schools within the District: 
 

Table 3 
Yorktown Central School District (2020-2021 School Year) 

School  Grades 
Served 2021 Enrollment 

Brookside Elementary School K-3 480 
Mohansic Elementary School K-3 490 
Crompond Intermediate School 4-5 528 
Mildred E. Strange Middle School 6-8 801 
Yorktown High School 9-12 1,082 

TOTAL 3,381 
NYSED Yorktown Central School District 2022.  

 
  
 School District Costs Associated with the Proposed Project  
 
As shown in Table 1, based upon demographic multipliers published by Rutgers University Center 
for Urban Policy Research, approximately 23 students are projected to reside in the Underhill 
Farms residential development. The addition of 23 students to a population of more than 3,381 
students represents an increase of approximately 0.7 percent. Over the past five years the overall 
district enrollment has decreased by approximately 10 percent. Thus, the Yorktown CSD is 
presumed to have availability in its existing infrastructure to accommodate this increase in student 
population.  
 
The district budget for 2021-2022 school year for the Yorktown Central School District totals 
$101,906,000. The portion of the budget to be raised through taxation is $80,866,263 - 
approximately 80 percent of the budget is met through the property tax levy.   
 
The anticipated increase in student population will not have a significant impact on administrative 
or capital needs of the district. As discussed above, a review of enrollment statistics demonstrates 
the district’s existing facilities are expected to have capacity to handle the anticipated increase in 

 
1NYS Department of Education BEDS Enrollment Data for Yorktown Central School District 20/21.  
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students. Any costs to the School District would be related specifically to programming costs 
which include instruction and transportation and which are referred to as marginal costs. District 
wide, these costs total $80,409,3772. The portion of the programming costs to be raised by the 
tax levy are estimated to total $63,842,663.  
 
An increase in residential development will result in an increase in assessed valuation of the 
School District, which translates into additional school tax revenues. Since the infrastructure and 
staff resources are already in place, the costs for new students associated with new residential 
development would be minimal. It should also be noted that the ratio of students associated with 
multifamily housing is low compared to traditional single-family housing. 
 
The per-student marginal costs to be raised by the tax levy are calculated to be up to $18,872. 
This full cost is likely overstated given the low percentage of new students compared to the 
existing student population in combination with the existing district infrastructure.  
 
At today’s tax rates, the proposed Underhill Farms would generate a total of $898,545 in annual 
property revenues to the school district. Thus, the overall impact on the district’s budget is 
expected to be positive even after covering the cost of educating the students who reside at 
Underhill Farms. The proposed residential development will generate $464,398 annually after 
covering the cost to educate the increase in students. These are dollars that directly influence the 
tax rate charged to the residents of the Yorktown School District.  
 
Construction is projected to take a minimum of 24 months which would be spread over at least two 
school years. The increased student population is also expected to be distributed throughout the 
grade levels. The multi-year phasing and distribution of students will allow for an additional 23 
students to be integrated to the local schools with minimal impact.  
 
  

 
2 Yorktown Central School District Adopted Budget 2021/2022.  
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 1.8 Fiscal Summary 
 
Table 4 presents a summary of the conservatively anticipated revenues compared to an estimate 
of costs of the proposed Underhill Farms development project. The combined revenues, after 
considering the generalized costs to the Town and the School District is projected to be an annual 
net benefit of $596,042 to all taxing jurisdictions. These funds support the population who live in 
the community.  
 
 

Table 4 
Revenue & Cost Summary: Underhill Farms 

Jurisdiction Projected Taxes ($) Projected Costs ($) Net Tax Revenue 

Town of Yorktown $195,844 ($64,200) $131,644 

Yorktown Central Schools $898,454 ($434,056) $464,398 

Total $1,094,298 ($498,256) $596,042 
Source: Tim Miller Associates, Inc., 2022 
  

 
1.9 Fiscal Benefits 

 
The project will induce construction employment in the short term. In the long-term, the new retail 
establishments are projected to create approximately 50 new jobs. In addition, the new resident 
population would introduce consumer demand for retail and service establishments located within 
the Town of Yorktown, as well as the larger commercial area within the region. 
 
 Short Term Employment Opportunities 
 
The construction value of the proposed project is estimated to be approximately $42 million.  
Construction of the project would require a commitment of person hours of labor, which can be 
viewed as beneficial to the community, the local economy, and the construction industry with 
respect to the generation of jobs.  Based on labor hour estimates published by the Urban Land 
Institute, and accounting for secondary employment resulting from the construction, this project 
would generate 250 full time equivalent jobs in the various construction trades associated with 
this project.  
 
It is anticipated that a number of construction workers would come from Westchester County and 
nearby counties in the region. These workers are expected to have a positive impact on existing 
local businesses that provide such services as food convenience shopping, gasoline, etc. 
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 Local Economy Spending 
 
Future residents would utilize retail, personal service, and other commercial uses located in the 
project vicinity. Businesses within the project vicinity, especially those located within the Town, 
would benefit from new resident expenditures. Approximately 30 percent of household income is 
typically spent on retail goods and services.  
 
An annual household income ranging from $75,000 to $95,000 would be required to afford renting 
the proposed apartments. An annual household income ranging from $150,000 to $199,000, 
would be required to afford the proposed Townhouses/Condominium residential housing. Using 
a conservative average household income of $100,000, it is estimated that 148 households would 
spend approximately $4.5 million annually.  A substantial portion of these expenditures would be 
made at supermarkets, local convenience stores, apparel stores, restaurants and service 
businesses such as gas stations and hair salons in the area. 
 
  



 

 118 Maple Avenue Suite #2, New City, NY 10956|   845.207.0786   |      

 

TG: 21025.00 
 
May 9, 2022 
 
 
John A. Tegeder, RA 
Director of Planning, Town of Yorktown 
Albert A. Capellini Community & Cultural Center 
1974 Commerce Street 
Yorktown Heights, NY 10598 

SUBJECT: REVIEW OF TRAFFIC ELEMENT OF UNDERHILL FARMS EAF 

Dear Mr. Tegeder: 
 
Thank you for this opportunity to support Yorktown on the Town’s review of the Underhill Farms project in the Yorktown 

Height, which is the first application under consideration within the Planned Design District (“PDD”) overlay zone.   
 
We will provide our review and recommendations in multi-page letter format, along with a summary PowerPoint 
presentation.  The core documents we will review are annexed to the EAF received by the Town on 3/16/22, including: 
 

• Traffic Preliminary Concept Plan (dated 1/5/22) 
• Traffic Impact Study (dated 4/11/22), and the Executive Summary (dated 4/26/22) 
• Response from Applicant to MTA’s query about ridership potential (dated 4/27/22) 

 
Based on our initial review of the application materials, we anticipate that our review will focus on the following issues: 
 

• Review of the site plan and driveway access 
• Consideration of the potential for cut-through traffic via the access-connection to Beaver Ridge 
• Review of the trip generation, trip distribution, and intersection-capacity (“Level of Service” impacts) approach, 

assumptions, and calculations 
• Consideration of whether the “Triangle” intersection (Routes 118/35/202/Commerce St) should be studied in the 

traffic analysis 
• Review of potential for impacts on access to/from Cardinal Court 
• Review of pedestrian and bicycle access 
• Review of parking provision 
• Consistency with the transportation elements of Yorktown’s Comprehensive Plan 

 
In addition to these issues, we understand that a core issue of this project is to review the adequacy of prospective 
improvements at the intersection of Route 118 and Underhill Avenue, in light of traffic to be generated by the overall 
extent of projected development in the vicinity of the Overlay District as well as from the present applicant.  To address 
this issue, Transpo will develop a new planning-level estimate of the costs of the improvements (taking ongoing 
construction cost inflation into account), and will recommend to Yorktown our determination of the adequacy of the 
applicant’s proposed contribution of $450K towards design and construction.  We have budgeted separately below for if 
the Town requires cost estimates for both of the two concept alternatives, or only one alternative.  We would recommend 
that the Town authorize one cost estimate at this time as the traffic analysis will likely identify which is clearly superior 
from a traffic perspective.  If it becomes necessary to prepare a second cost estimate for the other alternative, the Town 
could then authorize that at a later date. 



John A Tegeder, RA 
May 9, 2022 
Page 2 
 
 

 
We anticipate participating in up to two Planning Board meetings, as well as two daytime meetings with Planning 
Department staff.  If additional meetings and/or written interaction (memoranda, etc.) with the applicant’s representatives 
beyond the effort contemplated herein become necessary, we would participate on a “time and materials” basis, and seek 

authorization in advance before accruing charges. 
 
To begin our review, we will require the Synchro files and the electronic (likely Excel-format) trip generation and 
distribution worksheets.  Please advise whether the Town would like to request these items from the applicant, or prefers 
that Transpo make this request directly. 
 
Our fee for this work is as follows: 
 

 Hours Fee 
 Duesing 

($299/hr) 
Le Vine 

($235/hr) 
Cavallo 

($210/hr) 
 

Review of traffic study 2 16 10 $6,458 
Meetings (2 with PB; 2 with staff)  4  $940 
   Subtotal $7,398 
     
Prepare cost estimate of Rt 118/Underhill Ave 
improvements (if cost estimate of one alternative)   10 $2,100 

Prepare cost estimate of Rt 118/Underhill Ave 
improvements (if cost estimate of two alternatives)   15 $3,150 

     
 Total (with cost estimate of one 

alternative at Rt 118/Underhill Ave) $9,498 

 Total (with cost estimate of two 
alternatives at Rt 118/Underhill Ave) $10,548 

 
 
Upon notice to proceed from Yorktown, we envision completing this assignment within two weeks, and providing twice-
weekly status updates as the work proceeds.  
 
I will look forward to your feedback on this task proposal, and am looking forward to the opportunity to work with you on 
this assignment.   
 

 
John H. Duesing 
Executive Director 
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SITE DATA:

OWNER / DEVELOPER: UNICORN CONTRACTING
10 JULIA LANE
COLD SPRING, NY, 10516

PROJECT LOCATION: 370 UNDERHILL AVE
YORKTOWN, NY, 10516

EXISTING TOWN ZONING: R1-40, RESIDENTIALDESCRIPTION
PROPOSED USE: PLANNED DEVELOPMENT DISTRICT
TOWN TAX MAP DATA: SECTION 48.06,  BLOCK 1,  LOT 30
SITE AREA : 13.78 ACRES (600,459 SF)
SEWAGE FACILITIES: PUBLIC SEWERS
WATER FACILITIES: PUBLIC WATER FACILITIES

NOTE:  UNAUTHORIZED ALTERATIONS OR ADDITIONS TO THIS DRAWING IS A VIOLATION OF SECTION 7209 (2) OF THE NEW YORK STATE EDUCATION LAW.

NOTE:
1. THIS IS NOT A SURVEY.  ALL SURVEY INFORMATION SHOWN ON THIS PLAN HAS BEEN

TAKEN FROM SURVEY MAP PREPARED BY BADEY AND WATSON, DATED 06/12/20.  THE
ENGINEER ASSUMES NO RESPONSIBILITY FOR ITS ACCURACY.
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SAFE DIG
Before You Dig, Drill or Blast!

CALL US TOLL FREE  811 or 1-800-962-7962
NY Industrial Code Rule 753 requires no less
than two working days notice, but not more
than ten days notice.
www.digsafelynewyork.com
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BULK ZONE REQUIREMENTS:

FRONT YARD SETBACK:
REAR YARD SETBACK:
ONE SIDE YARD SETBACK:

MAXIMUM HEIGHT:

12 UNITS/ACRE
FLOOR AREA (WITH PUBLIC SEWERS)

MINIMUM SIZE OF LOT:

MINIMUM YARD DIMENSIONS*:

PRINCIPAL BUILDING:

ZONING DISTRICT:

DIMENSIONAL REGULATIONS:

COMBINED SIDE YARD SETBACK:

MAXIMUM USABLE FLOOR AREA:

PRINCIPAL BUILDING - FEET:

10 UNITS/ACRE
9 UNITS/ACRE

MINIMUM LOT DEPTH:

BUILDING COVERAGE*:
MAXIMUM % OF LOT TO BE OCCUPIED:
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PROVIDED ON THE SITE FOR EACH DWELLING UNIT FOR PLAY
AREA AND OTHER OUTDOOR LIVING USES. THE DEVELOPER
SHALL PROVIDE A SUITABLY IMPROVED PLAYGROUND/PLAY
AREA. EACH SUCH PLAYGROUND/PLAY AREA SHALL HAVE A
MINIMUM AREA OF 1,200 SQUARE FEET AND A MAXIMUM
DISTANCE OF 1,000 FEET FROM THE UNITS TO BE SERVED.

IN ADDITION TO THE ABOVE, THE DEVELOPER SHALL ALSO SET
ASIDE 10% OF THE SITE FOR THE PROVISION OF PARK AND/OR
RECREATIONAL FACILITIES. IF THE PROVISION OF SUCH
FACILITIES IS IMPRACTICAL BECAUSE OF THE PARTICULAR
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APARTMENT/CONDO PARKING:

PARKING SCHEDULE

TOWNHOUSE PARKING: 2 SPACES/UNIT = 104 PROVIDED 

42 - 2 BEDROOM UNITS @ 1,050 SF
APARTMENT BUILDING (64 UNITS):

BUILDING UNITS:

16 - 1 BEDROOM UNITS @ 750 SF

18 - 2 BEDROOM UNTS @ 2,000 SF
CONDO BUILDING (32 UNITS): 2 - 1 BEDROOM UNITS @ 1,000 SF

30 - 3 BEDROOM UNITS @ 2,750 SF
TOWNHOUSES (52 UNITS): 22 - 4 BEDROOM UNITS @ 2,966 SF

F.A.R CALCULATION BASIS:

TOTAL LOT AREA:           600,459 SF

ALLOWABLE F.A.R.  = 0.55

PROVIDED F.A.R.

148 DWELLING UNITS
APARTMENTS:                          99,415 GSF
CONDO FLATS:                         54,800 SF
UPHILL TOWNHOUSE:             82,500 SF
DOWNHILL TOWNHOUSE:      65,252 SF

TOTAL:          301,967 SF

TOTAL F.A.R. = 301,967 / 600,459 = 0.50  <  0.55
NOT INCLUDED IN F.A.R.

          EXISTING BUILDING: 7,000 SF

TOTAL NUMBER OF DWELLING UNITS 148

RETAIL PARKING:

1.5 SPACES/UNIT:
APARTMENT BUILDING @ 64 UNITS = 96, 96 PROVIDED
CONDO BUILDING @ 32 UNITS = 48, 51 PROVIDED

APARTMENT BUILDING 11,000 SF @ 4 SPACES/1,000 SF = 44 SPACES, 63 PROVIDED
EXISTING BUILDING 8,000 SF @ 4 SPACES/1,000 SF = 32 SPACES, 32 PROVIDED

* THE PLANNED DEVELOPMENT DISTRICT ALLOWS FOR UP TO A 60% REDUCTION IN THE REQUIREMENTS
OF THE UNDERLYING ZONE.

NOTE: 5 OF THE PARKING SPACES PROVIDED FOR THE APARTMENT BUILDING RETAIL WILL BE SHARED
NON-OVERLAPPING USES.

12 - 2 BEDROOM UNTS @ 1,400 SF

6 - 3 BEDROOM UNITS @ 1,280 SF
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NOTE:  UNAUTHORIZED ALTERATIONS OR ADDITIONS TO THIS DRAWING IS A VIOLATION OF SECTION 7209 (2) OF THE NEW YORK STATE EDUCATION LAW.

NOTE:
1. THIS IS NOT A SURVEY.  ALL SURVEY INFORMATION SHOWN ON THIS PLAN HAS BEEN

TAKEN FROM SURVEY MAP PREPARED BY BADEY AND WATSON, DATED 06/12/20.  THE
ENGINEER ASSUMES NO RESPONSIBILITY FOR ITS ACCURACY.
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Before You Dig, Drill or Blast!

CALL US TOLL FREE  811 or 1-800-962-7962
NY Industrial Code Rule 753 requires no less
than two working days notice, but not more
than ten days notice.
www.digsafelynewyork.com
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