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America's Main Streets are among its greatest assets. They are irreplaceable community 
resources worth preserving, enhancing and celebrating. They provide a community a 
connection with its past, unique identity for its present and new opportunities for its 
future. Main Streets are a blend of buildings, streets, open spaces and other community 
features that create a sense of place and provide for enjoyable experiences. They include 
a mix of uses that satisfy the shopping, housing, service, governmental and business 
needs of a community, as well as provide formal and informal gathering places for social 
interaction. 

Main Streets, however are threatened resources. Some have been more successful than 
others in adapting to decades of demographic shifts, cultural changes, technological 
advances and economic transitions. Increasingly, there is growing awareness of the 
economic, social and environmental benefits of Main Streets. Communities across the 
United States are expanding their efforts to preserve and enhance these irreplaceable 
community resources. According to the National Main Street Center of the National 
Trust for Historic Preservation, a Main Street provides the following benefits to a 
community: 

Main Streets are a symbol of a community's economic health, local quality of life, 
pride and history. Main Streets provide an important civic forum where members 
of the community can congregate and hold special events and celebrations. 

Main Streets are a good incubator for new small businesses, since larger strip 
shopping centers and malls are often too expensive for new entrepreneurs. 
Likewise, the traditional commercial district is an ideal location for independent 
businesses that keep profits in the community, provide needed local services, 
support locally owned businesses, support local community groups and projects, 
and provide stable economic foundations. 

Vital Main Street areas reduce sprawl by concentrating mixed-use development in 
a core that takes advantage of existing infrastructure and community resources. 
Healthy Main Street areas protect property values in surrounding residential 
neighborhoods. 

The Town of North Castle recognizes the value and importance of Main Street 
communities and has commissioned this study to develop coordinated strategies to 
preserve and enhance one of the Town's most unique resources - Main Street in the 
Armonk Hamlet. This study comprehensively identifies issues currently confronting 
Armonk's Main Street and its accompanying business area and provides short- and long- 

Frederick P. Clark Associates, Inc. Page 1 of 25 



h o n k  Main Street Planning and Design Study May 2001 

term strategies to improve its current physical design and inevitable future development. 
The study was prepared with the invaluable input of a Steering Committee that included 
representatives from the Town Board, Planning Board and Architectural Review Board. 
These representatives helped define the issues and provide direction with respect to the 
appropriateness of certain strategies. 

The study area is limited to include only those properties located along Main Street 
between the intersections of NYS Route 22 and Orchard Street; Bedford Road between 
Maple Avenue and the end of Kent Place; and Maple Avenue between NYS Route 22 
and Main Street (see Figure 1). It is noted that though the study area is limited many of 
the recommendations contained in this document can be applied to other areas within the 
h o n k  Hamlet and similar main street environments throughout the Town. 
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Main Streets have existed in the United States for many decades. During this time, 
planners, architects and urban historians have had the opportunity to document those 
elements that make Main Streets successful. Where these elements have been preserved 
and enhanced, Main Streets have flourished or remained important community features, 
despite periods of decline. Main Streets have typically suffered when these elements 
have been eliminated or significantly modified. 

The following provides a description of some of the key elements found in successful 
Main Street environments. Some elements can be more important than others, but 
ultimately, a balanced mix of all of the elements results in the most successful Main 
Streets. 

Mix of Uses 

A mix of uses in the Main Street area is crucial to its success. The most successful 
Main Streets have a blend of public, core commercial and residential uses that 
maximize the economic vitality and maintain activity levels even after the close of 
regular business hours. By maintaining a constant activity level throughout the 
day and evening, parking demands and traffic circulation are not condensed into 
peak periods. For example, traditional Main Street uses with constant activity 
levels include: coffee shops, bakeries and bagel shops open early in the morning; 
retail shops, banking facilities, the post office, delis and second floor offices open 
during regular business hours; and restaurants, cafes, theaters, and book stores 
open during evening hours. With residential apartments located above retail on 
the second floors of buildings and multi-family housing located within walking 
distance of the Main Street, pedestrian activity is constant throughout the day and 
business activity continues into evening hours. 

Residential Uses within Walking Distance 

Main Streets traditionally have on-street parking and parking areas to serve all 
businesses. If the Main Street is within convenient walking distance of 
neighborhoods, multi-family housing and offices, residents and employees are 
more likely to walk or bicycle to the area. By providing accessible pedestrian and 
bicycle connections from surrounding neighborhoods, offices, parks and trails, the 
Main Street functions as a core for a pedestrian-oriented, interconnected town. 
Providing for these alternative modes of transportation also reduces potential 
automobile traffic and parking demands in the Main Street. 
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Convenient Shared Parking 

Successful Main Streets have developed a system for maximizing parking lot use 
and reducing the need for large expanses of impervious surface simply to meet the 
peak parking demands of each land use. By encouraging a mix of uses in the 
commercial core and comparing the demand of each use by time of day, day of 
week and season, parking space requirements are adjusted according to the actual 
needs of the area. Many of the land uses in a Main Street area are complementary 
and encourage multi-purpose trips. Thus, a single parking space can serve several 
land users. 

Parking needs peak for different land uses at different times of the day and week. 
By providing shared parking, the same spaces can be used for a variety of land 
uses during a variety of peak periods throughout the day and week. This concept 
reduces the need for large, unattractive asphalt parking lots. 

Additionally, parking lots are convenient both to automobiles and pedestrians. 
Shared parking lots have multiple access points from the Main Street, link to 
adjacent parking lots for efficient circulation, and have clear directional signage 
from the surrounding arterial streets. 

The parking lots, themselves, are attractive and pedestrian-oriented. The lots have 
landscaped islands and dividers with shade trees. Sidewalks and walkways are 
maintained in good condition and connect between buildings to the Main Street. It 
is particularly important that parking lots located behind Main Street buildings 
provide pedestrian connections to the buildings. Rear building facades are 
attractive and rear entrances to businesses are encouraged. 

The overabundance of parking often has an adverse impact on a Main Street 
community. Excessive expanses of pavement are unsightly and are typically 
created by the elimination of existing buildings, often adversely affecting the 
character of the Main Street. Parking also generates increases in impervious area 
and pollutant loads on nearby streams and waterbodies. Land used for parking is 
not available for other desirable uses that can enhance a Main Street environment 
such as parks, civic open space and possible future development. Prior efforts to 
substantially increase parking within Main Street areas can also induce undesired 
growth to a community such as larger retail stores with a more regional orientation 
rather than smaller stores that require less parking demands and primarily serve 
the local needs of a community. 
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Proximity to Public Transit 

A Main Street commercial area provides access to retail shopping, civic functions, 
employment opportunities and entertainment. Public transit is an important 
element that allows a wide variety of age groups, such as teenagers and elderly 
community members, to utilize and patronize local businesses and facilities. By 
using this alternative mode of transportation, the parking demands of a Main 
Street area are often reduced, often during peak periods. It is important that 
seating areas and protection from the elements are provided in areas where public 
transportation stops. 

Pedestrian and Bicycle Connections to Neighborhoods and Trails 

Main Street areas thrive not only on the constant stream of shoppers, but also on 
the local resident who views the downtown as a preferred destination or a "place 
to be." Pedestrian and bicycle connections to the Main Street from parks, trails 
and neighborhoods encourage stopovers in the commercial area for services, 
socializing and civic functions. By linking "destination points" (i.e., a tot lot in a 
park, the post office and the library) through the Main Street core, people will 
stroll through Main Street, activating both the community spirit and the economic 
health. 

On-Street Parking 

On-street parking keeps the focus of the Main Street on the street. Traffic through 
the commercial core flows at a slower pace, allowing for visual access to stores 
and businesses. The slower speed enhances the pedestrian environment. On-street 
parking provides a necessary buffer between pedestrians and moving vehicles, 
while allowing patrons easy and functional access to store fronts. On-street 
parking also supports locating buildings near the front property line in order to 
provide a street wall and form an attractive and desirable streetscape atmosphere 
for pedestrians. On-street parking also provides allows off-street parking lots to 
be scaled down in size. 

Main Streets have typically suffered when on-street parking has been eliminated 
or streets widened to accommodate additional travel lanes for vehicle traffic. 
When this occurs, the character of the Main Street is often compromised. The 
balance shifts from a pedestrian-friendly environment to that which emphasizes 
the automobile and contributes to increased travel speeds, noise as well as the real 
and perceived reduction in pedestrian safety. 
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Pedestrian-Oriented Intersection Design 

Intersections are designed to facilitate both automobile and pedestrian movements. 
A Main Street is the minimum required width so as to encourage the walkable, 
pedestrian nature of the area. Unlike many modern intersection designs that have 
wide turning radii to facilitate easier and faster traffic circulation, Main Street 
intersections are designed to slow traffic and reduce pedestrian crossing distance. 
Pedestrian crossings are clearly marked with paint or decorative pavers. The 
sidewalk is extended with a "bump-out" in order to allow pedestrians to be more 
visible to automobiles and to effectively reduce the distance necessary to cross the 
street. Bump-outs are often designed with decorative lights, hanging baskets, 
banners, ornamental trees and Main Street identity signage. 

Parks, Plazas and Civic Buildings 

Village greens or town commons are often still the heart of Main Street activity. It 
is where workers and residents meet for lunch and community members see their 
neighbors. These greens, as well as parks and public plazas are integrated into the 
Main Street area as informal gathering spaces. These green spaces often provide a 
buffer to nearby residential uses. 

Like village and town greens, civic buildings are the foundation for Main Streets. 
Libraries, police and fire stations, and post offices are activities that bring 
residents to the Main Street daily and create strong communities. Civic buildings 
are often historically and architecturally significant elements in the community 
and should be connected to the commercial core and green open space. 

Street Trees, Landscaping and Sidewalks 

The streetscape environment along successful Main Streets is attractive and 
oriented toward the pedestrian. A comfortable sidewalk width of between six and 
eight feet wide in a commercial area reinforces the pedestrian environment. 
Sidewalks must be continuous throughout the Main Street area and pedestrian 
paths or connections must be provided from parking areas. Sidewalk widths over 
eight feet are especially important in areas where restaurants are located. Outdoor 
dining is a vital component to the active Main Street. Wider sidewalks allow for 
both unobstructed pedestrian flow and seating for outdoor cafes and dining. 

Street trees are a necessary and important element in a successful Main Street. 
Street trees not only provide a physical buffer between cars and pedestrians, but 
also provide shade and create a canopy for pedestrians. Street trees enhance 
community aesthetics and provide visual queues for drivers that they have entered 
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the Main Street area. The combined effect of other Main Street elements such as 
brick pavers, benches, light fixtures and new sidewalks often do not provide the 
equivalent aesthetic and community character benefits as large street trees. 

Attractive Building Facades with Transparent Windows 

Successful Main Streets have attractive storefront buildings. The buildings along 
Main Street have developed organically and are not exact replicas of each other. 
Elements of the buildings may be similar (i.e., similar light fixtures or faqade 
materials), but each building is varied and articulated in order to provide visual 
interest for pedestrians. Large transparent windows and multiple entries at the 
street level are necessary for shoppers to access (both physically and visually) the 
goods and services of the business. Faqade materials and architecture are of high 
quality, and awnings often provide articulation of individual businesses. 

Pedestrian-Scaled Signage and Awnings 

Signage for Main Street businesses and services must be scaled for pedestrians and 
slow-moving vehicles. Attractive, properly-scaled, creative and colorful signs 
enhance the character of a Main Street. Signs identify the businesses and convey a 
message regarding the quality of the services and merchandise. The best signs are 
of good quality materials, have complementary colors, have details scaled for the 
pedestrian, and reflect the architecture of the building. 

Sources for this section: National Main Street Center of the National Trust for Historic Preservation 
Calthorpe, Peter. The Next American Metropolis. 1993 
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The Steering Committee identified a variety of issues currently confronting the Armonk 
Main Street. This section of the study briefly describes each of the issues raised by the 
Committee and provides additional technical background information. This section also 
identifies possible opportunities or constraints within the Business District that must be 
taken into consideration when developing strategies to address certain issues. Many of 
the issues have been summarized in Figure 2. Even though the following issues have 
been separated into categories for organizational purposes, the strong inter-relationships 
among issues must not be overlooked. 

PARKING 

Among the top issues raised by the Steering Committee related to the lack of parking in 
Armonk's Main Street area. Some indicated that finding available and convenient 
parking has become increasingly difficult in recent years, particularly during weekday 
peak periods around lunch time. 

A study conducted by John Collins Engineers in May 2000 supports the perceived 
increase in demand for parking. The study indicates that the peak parking periods tend to 
be around 12:00 PM to 2:00 PM on weekday afternoons and roughly 10:OO AM to 1:00 
PM on Saturdays. The study evaluated eleven different locations in the Main Street area 
and included both on-street and off-street parking. Many of the parking areas indicate a 
80 to 100 percent utilization during peak periods, which is effectively full capacity. 
Some of the high utilization areas include parking on Main Street and the large off-street 
parking area behind the stores on the west side of Main Street. Parking demands drop off 
considerably, however after mid-day peak periods. A large amount of parking is 
typically available in the Main Street area in the late afternoon and evening hours. 

Though not documented by the study, a majority of the parking spaces have a high- 
turnover rate and are used by patrons of the retail, restaurant and personal service 
establishments on Main Street. Armonk's Main Street does not have a high percentage of 
office and similar uses that generate high parking demands with relatively low turnover 
rates. The percentage of low turnover spaces used by employees of these businesses tends 
to relatively low, but often occupy and compete with patrons for those spaces most 
convenient and closest to a business. 

An analysis of existing ratios of parking to floor area indicate that about 3.3 spaces 
(including both on-street and off-street spaces) are provided for each 1,000 square feet of 
development in the Main Street Area. Given the capacity of Armonk's parking areas, this 
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ratio appears to be slightly deficient in meeting the parking demands of existing uses 
during peak mid-day periods, but exceeds actual parking needs for off-peak late 
afternoon and evening periods. 

As is typical of many ordinances, the Town of North Castle Zoning Code requires 
considerably more parking than is often required for a Main Street environment. Based 
on the existing mix and amount of development in the Main Street area, approximately 
4.4 off-street parking spaces are required for each 1,000 square feet of development. No 
credit is given for on-street parking nor for the fact that the Main Street functions more as 
a parking district were parking is shared among existing stores and businesses, which 
have different parking demands and different periods of peak use. In addition, the Town 
Zoning Code requires that all off-street parking be provided on each lot, which is 
impossible to achieve in many instances given existing property sizes, building 
configurations and parking arrangements. 

Providing additional parlung within the Main Street area is possible but limited by the 
lack of available land. On the west side of Main Street the expansion of the existing 
parking area is limited by existing wetland areas and streams that would have to be 
crossed, which will increase costs and potentially impact water resources. In addition, 
with the exception of a somewhat remote one-acre parcel at the end of Kent Place, the 
land required for such expansion is not within the Town's control. The closest and most 
desirable expansion area is property owned by Bell Atlantic adjacent to the Town 
Library. Other potential parking areas are possible on vacant land at the comer of Main 
Street and Whippoomill East and an approximately three-acre underdeveloped parcel on 
the east side of Main Street, known as the Heritage Square property. 

Despite periods of peak use, parking is generally available during other times of the day 
and week in the Main Street Area. Opportunities appear available to encourage uses that 
generate parking demands during off-peak periods. There are also opportunities to 
increase the amount of shared parking to improve the efficiency of parking arrangements. 

FUTURE DEVELOPMENT 

There is about 260,000 square feet of development within the Armonk Main Street Study 
Area (see Table 1). Most of the study area is located in the CB (Central Business) 
District, which permits up to 4,000 square feet of development for each 10,000 square 
feet of lot area or a floor area ratio (FAR) of 0.4 (see Figure 3). Under existing zoning 
standards for the area an additional 580,000 square feet of development is possible, 
though maximum development will unlikely be achieved particularly given the presence 
of large Town-owned properties and a cemetery. A more realistic development potential 
is an additional approximately 275,000 square feet. Most future development scenarios 
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will require the redevelopment of existing properties with existing buildings or structures 
having to be significantly modified or removed. 

Few vacant parcels remain in the Main Street area. Notable exceptions include property 
located on the southwest comer of Main Street and Whippoorwill Road East; the northern 
portion of the Citibank property located at the northwest comer of Main Street and 
Whippoorwill Road East; the approximately 3.2-acre Heritage Square property; and a 
portion of the Winkler's Nursery property located at the southwest comer of Bedford 
Road and Maple Avenue. These properties are considered "soft sites" with development 
or redevelopment potential that appears likely. An additional soft site includes the Food 
Emporium Shopping Center, which may close in the event a new grocery store is 
constructed in Armonk. 

As shown in Table 2, the mix of uses in the study area varies. The largest percentage of 
floor area (27%) is devoted to retail uses. Institutional uses are the second largest 
category (25%) and include the Town Hall, Town Library, two churches and a post 
office. Professional offices and service businesses constitute 22% of the total floor area 
and restaurants comprise roughly 9%. Vacant floor area is roughly 4%, which is 
considered normal for a business district. The amount of residential floor area, however, 
is modest in comparison at roughly 8%, however a considerable number of residential 
units are located immediately outside the study area. 

TABLE 2 
Total Floor Area by Use 

Armonk Business District Study Area 

I Floor Area Percent 
h e  I (sauare feet) I of Tntal I 

I Residential I 21.518 1 8% I 

Retail 
Institutional 
Service Business 
Professional Office 
Restaurant 

Accommodating additional development is constrained by a number of factors. Concerns 
were raised by the Steering Committee that additional development may adversely 
impact existing parking conditions and traffic circulation. In addition, existing ownership 

68,798 
64,000 
29,190 
24,600 
22,080 

Utility 
Vacant 

TOTAL 
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patterns, lot configurations and building locations make coordinating future development 
a challenge. Future development will also be limited by the current lack of existing 
infrastructure capacity, particularly sewer service. 

Future development, if properly coordinated and managed however, offers opportunities 
to enhance the quality and character of Main Street. New construction and re- 
development of existing properties also provides opportunities for private investment to 
contribute towards desired public improvements. Public investment alone will not be 
enough to enhance the character of Armonk's Main Street. In addition accommodating 
certain and appropriate types of development in the Main Street area reduces 
development pressures on other portions of Town or perimeter of the Main Street core. 

TRAFFIC AND PEDESTRIAN CIRCULATION 

Concerns were raised by the Steering Committee regarding traffic congestion and 
pedestrian safety within the study area. Main Street (New York State Route 128) is a 
major regional roadway that serves not only residents of North Castle but residents and 
businesses in adjacent communities. It is one of only a handful of roadways within the 
area that allows vehicles to travel from points north of h o n k  to major thoroughfares 
located to the south such as NYS Route 22 and Interstate 684. As such, regional traffic is 
in essence, funneled into the Main Street area, which has limited roadway capacity, 
ultimately resulting in traffic congestion during peak travel periods. 

The growth in vehicle trips has also contributed to both real and perceived threats to 
pedestrian safety. Recent improvements in vehicle speeding enforcement and the 
installation of pedestrian signage in the center of Main Street have improved the 
pedestrian experience to some degree. However, additional sidewalk improvements and 
pedestrian connections within the Main Street area are necessary as well as enhanced 
connections to surrounding residential communities, business parks and pathways. 

Recent traffic studies within the area based on current vehicle counts and projected traffic 
growth indicate that the three primary intersections within the study area are or will (with 
improvements) operate at acceptable levels of service during morning and afternoon peak 
hours, though certain turning movements may have deficiencies. These intersections 
include (1) Main Street and Bedford RoadKent Place, which is controlled by a flashing 
signal (2) Bedford Road and Maple Avenue, and (3) Main Street and Maple 
Avenue~Whippoonvill Road East, which are both fully signalized. The operation of these 
intersections includes traffic generated by the contemplated development of the 
approximately 60,000 square-foot, mixed-use Heritage Square property on Main Street 
and other area development proposals. 
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Opportunities exist to improve traffic flow and the pedestrian experience, but it is 
important to recognize that these two opposing interests tend to compete. The existing 
two-lane configuration with on-street parking and vehicle congestion tends to slow traffic 
and preserve Main Street's character thereby making the pedestrian experience more 
enjoyable. Quick and convenient traffic flow, on the other hand, is somewhat 
compromised. 

AESTHETIC AND COMMUNITY CHARACTER 

Members of the Steering Committee expressed concern with the aesthetic character of the 
Main Street area. Improvements in streetscape, building design and improvement in the 
coordination of site development among property owners were cited as primary issues. 

For a relatively small area, the character of the Main Street study area is quite diverse. 
Main Street supports mostly one-, but some two-story commercial buildings, that are 
located close to the road (approximately 15 to 20 feet) often abutting each other. 
Sidewalks, many of which are in a dilapidated condition, are located on both sides of 
Main Street and serve many of the retail and personal service uses. Large overhead 
utility wires are located on the east side of Main Street, with lines crossing Main Street to 
service buildings on the west side. Vegetation is somewhat limited. Larger mature trees 
are located on the west side of Main Street where utility lines are not present, however 
some of these trees appear to be in poor health. 

Bedford Road has a distinctly separate character. The north side of Bedford Road 
includes five historic homes that were part of North Castle's first land subdivision. These 
properties are used as residences and professional offices and comprise an historic district 
that is listed on the National Register of Historic Places. Also contributing to the 
character of the historic district is St. Steven's Church. On the south side of Bedford is a 
church, Town Hall, the American Legion building and Winkler's Nursery. The 
residential and institutional buildings on Bedford Road have a greater separation from 
each other and setback from the road (approximately 30 to more than 100 feet) than 
buildings on Main Street. The streetscape is nicely framed with large mature trees. 

Unlike the more downtown/commercial character of Main Street, Maple Avenue has 
more of a New England hamlet or "village" character. The portion of Maple Avenue 
north of Bedford Road borders Wampus Park and St. Steven's cemetery contributing to 
the road's open character in this location. This changes markedly as the road turns west 
towards Main Street. In this location Maple Avenue includes primarily two-story 
buildings with a residential character. The character is changing, however, as these 
buildings are converted to a mix of residential, retail and professional offices. The 
Armonk Firehouse is located on the north side of Maple adjacent to Wampus Park. 
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North of the intersection of Maple Avenue and Main Street is yet another area with a 
distinct character within the study area. In this location development begins to transition 
from an area that many refer to as Main Street to more of a post-war, suburban strip 
character that some start to refer to as Route 128. The spacing between buildings 
increases and fewer street trees are present. Topographic conditions on both sides of 
Main Street/NYS 128 result in buildings, such as the Food Emporium Shopping Center, 
being located significantly below the street level. Uses are primarily retail, professional 
office and restaurants that tend to be stand alone businesses that provide parking on their 
own property and do require on-street parking. 

The diversity and differences in character highlights the lack of unifylng elements 
throughout the study area such as building design, street trees, signage, lighting, etc. 
h o n k ' s  business area is poorly defined and could benefit from gateway features, such 
as notable buildings, signage or landscaping, at prominent intersections along Route 22 or 
along Main Street at BedfordKent and Maple/Whippoonvill. In addition, despite the 
presence of important civic uses, Main Street lacks a community focal point or gathering 
place. Over the years there has been only modest investment by either private property 
owners or the Town to make such improvements. Opportunities appear available for 
public and private partnerships to be created to achieve mutually desired goals. A Main 
Street environment that has an aesthetic pleasing character will contribute to creating a 
sense of place that people want to visit, rather than a place people have to visit in order to 
get their mail or essential goods and services. Creating such an environment is 
fundamental for the long-term economic vitality of Main Street and for its businesses to 
compete with growing retail and services uses elsewhere within the area and region. 
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This section of the study provides recommendations to address the key issues confronting 
the Armonk Business District. Many of the recommendations are embodied in the 
Business District Improvement Plans, which conceptually show how future buildings, 
parking areas, traffic improvements and pedestrian connections could be provided (see 
Figures 4 and 5). 

PARKING 

The historic development of Armonk's Main Street occurred before modem parking 
standards and high rates of automobile use. Under many current conventional 
development practices and parking standards Armonk's Main Street would likely not 
exist. Instead buildings would be set back from Main Street with parking, often in excess 
of what is actually required, located in the front. The character of the Main Street that 
some find desirable would likely be lost to accommodate the needs of the automobile. 
Balancing the needs of preserving Main Street's character with providing for additional 
convenient parking will always be a challenging issue. 

The following provides a discussion of some recommended strategies to improve parking 
conditions in the Main Street area. Ultimately, the most effect program to address 
parking issues will be one that implements a combination of strategies that increases 
parking supply, reduces parking demands and make better use of existing parking areas. 

Increase Parking Supply 

The most obvious solution to the existing parking situation in the Main Street area 
is to build more parking. To achieve that goal, a short-term strategy involves re- 
striping the existing parking area on the west side of Main Street to 90-degree 
parking stalls in order to improve the efficiency and number of spaces. This may 
require a widening of the parking area and allowing two-way traffic flow through 
the lot. Allowing such circulation may also improve traffic conditions by 
providing an alternative route for motorists to avoid Main Street. 

Longer-term strategies should include expanding or adding parking on the south 
side of the Town Library on the Bell Atlantic property, the Town-owned parcel at 
the end of Kent Place and the existing Town parking area adjacent to Wampus 
Park and the Armonk Firehouse. It is estimated that these three areas could 
reasonably support an additional 125 parking spaces or more. It is noted, however 
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that many of these spaces would be somewhat remote from the stores on Main 
Street, which may limit their actual use. 

Increasing the number of on-street parking spaces on Main Street was evaluated 
but considered undesirable and infeasible. The current width of Main Street is not 
wide enough to accommodate 90-degree parking on both sides of the street and a 
sufficiently wide two-way traveled way. To create the necessary width would 
require the loss or significant reduction in the width of sidewalks on both sides of 
the street. Angled parking could address the roadway width limitations, however 
Main Street would need to be converted to a one-way configuration and the 
number of additional spaces that could be achieved would be reduced. This option 
would also create unacceptable traffic delays, particularly at the Main Street and 
Maple Avenue/Whippoonvill intersection. 

Shared Parking 

Shared parking with adjacent lots within the Main Street area will permit 
improved efficiencies that could result in an overall increase in parking. Examples 
of such shared parking arrangement include the proposed improvement and 
integration of the Heritage Square development with the Hickory and Tweed retail 
store on the east side of Main Street. Other shared parking arrangements should 
be encouraged by the Town and adjacent property owners within the Main Street 
area. 

Parking District 

Providing additional parking is a possible strategy, but will likely require Town 
expenditures and potential impacts to environmentally sensitive areas. In light of 
these limitations, additional strategies should be adopted to make better use of 
existing parking areas. In particular, future uses should be encouraged that do not 
compete with existing peak parking periods during the weekday lunch hour. 
These uses might include residential, theaters, bookstores or other retail or 
restaurant uses that cater towards more of an evening rather than mid-day 
customer base. 

Future uses that coincide with peak parking demand periods should be required to 
maintain existing parking ratios. Given current lot and building configurations 
and the presence of shared parking, however these ratios should be based on a 
district-wide, rather than a lot-by-lot basis. This district and accompanying 
standards should be defined by new Town regulations. Initially, the district should 
include properties located on the east and west sides of Main Street (see Figure 6).  
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It is estimated that the Town Zoning Code requires approximately 625 off-street 
parking spaces based on the existing use mix and approximately 145,000 square 
feet of development within the district. Currently, the district has approximately 
500 parking spaces (including both on- and off-street spaces) or approximately 80 
percent of the Zoning Code off-street parking requirement. This results in an 
existing parking-to-development ratio of approximately one space for each 300 
square feet of development. 

The new parking district regulations would provide relief from current Town 
parking requirements for any future proposed use that does not contribute to 
existing peak parking periods. A "non-peak parking use" would be defined in the 
new regulations based on consistency with specific criteria. A "peak parking use" 
would also be defined and would be required to provide additional parking 
anywhere in the district consistent with current parking ratios. These ratios would 
require less parking than would otherwise be required by the Town Zoning Code 
since it would allow property and business owners to get "credit" for existing on- 
street parking and the sharing of parking that occurs on an informal basis today. If 
additional parking cannot be achieved based on existing ratios, then a variance 
from the Zoning Board of Appeals will be required or a payment in-lieu of parking 
could be provided to the Town as a contribution towards future parking expansion 
efforts. 

To ensure the long-term viability of the parking areas, applicants would be 
required to adhere to certain restrictions, such as cross-access easements and 
prohibitions that reserve parking for certain properties or uses. Maintenance 
provisions could also be established. Participation in the parking district could be 
voluntary, however, failure to participate would require that a proposed use 
comply with the Town's current parking standards, which are more restrictive. 

The effect of the parking district regulations will be to encourage new uses that do 
not contribute to Main Street's peak parking demands. This will also have the 
added benefit of extending the "life" of Main Street to after hours. The parking 
district should be continuously monitored and the regulations modified as 
conditions change in the mix of uses, parking demands and the amount of parking. 

Employee Parking 

Employee and low-turnover parking spaces should be designated and located on 
the perimeter of the Main Street area. The most accessible and convenient parking 
spaces should be available for patrons and customers of Main Street 
establishments. This practice occurs to some degree on an informal basis today, 
but should be increased and formalized by the Town. This could be achieved by 
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increasing the amount and enforcement of designated short-term parking within 
the Main Street area and restricting applicants in the land development process to 
have employees park in more remote locations. 

Multiple Building Entries 

Multiple building entries (particularly the rear) should be provided that are more 
accessible to existing parking areas. This provision will improve the perceived 
lack of convenient parking experienced by many customers. In addition, the 
distance of buildings from more remote parking areas will be reduced, particularly 
for those parking areas recommended on the west side of Main Street. 

TRAFFIC AND PEDESTRIAN CIRCULATION 

Closely related to parking is traffic and pedestrian circulation issues. The following 
provides recommendations to improve traffic flow and the pedestrian experience in the 
Main Street area. 

Road and Intersection Improvements 

Of the three intersections in the study area, the Bedford Road and Maple Avenue 
intersection performs the most efficiently. Level of service for this intersection 
was further enhanced with the recent installation of a traffic signal by the Town. 

Traffic studies of the Main Street and Bedford RoadKent Place intersection 
indicate that traffic conditions could be improved with the installation of a traffic 
signal. Currently, this intersection is controlled by a flashing signal and has 
operational deficiencies for certain turning movements during peak hours. It is 
recommended this intersection be fully signalized. Since Main Street (NYS Route 
128) is a state roadway, this improvement will require the approval of the New 
York State Department of Transportation (NYSDOT). Compliance with certain 
traffic volume criteria (i.e. warrant analysis) will also be required. The installation 
of this signal by future developers that may impact this intersection based on 
projected traffic demands should be considered. 

The Main Street and Bedford RoadKent Place intersection also requires modest 
re-configuration to correct for the slight projection of a curbed area into Main 
Street. This projection is a small area at the southwest comer of the intersection 
adjacent to the existing gas station. For safety considerations it is recommended 
that this improvement be provided. 
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No immediate improvements are recommended for the Main Street and Maple 
AvelWhippoorwill East Road intersection. Over the long-term, consideration 
should be given to reducing the offset of Whippoorwill Road East with the 
intersection, however this improvement would only be possible with the 
redevelopment of Citibank property. 

Alternative travel routes within the Main Street area should also be considered to 
alleviate traffic conditions. A two-way traffic pattern within the parking area on 
the west side of Main Street could serve as a by-pass and better distribute traffic 
between the Main Street and Maple Avenue and the Main Street and Bedford 
Road intersections. 

The development of the Heritage Square property on the east side of Main Street 
could also provide alternative travel routes. This property has access to Main 
Street, Maple Avenue and Bedford Road. It is recommended that the development 
of this property preserve access to each of these roads, but that access to Main 
Street be restricted to an ingress only. Connections to Bedford Road and Maple 
Avenue will allow vehicles to access the property without having to travel on the 
more congested Main Street. 

In the past, a by-pass road has been proposed that involves the extension of Maple 
Avenue north past the Armonk Firehouse with a connection to Main Street 
opposite Orchard Drive. This concept has potential and might serve well as a 
Main Street by-pass particularly for heavy vehicles. However, the project is a 
substantial undertaking and has significant obstacles. The proposed alignment 
would encounter topographic constraints and would require the loss of a portion of 
the Wampus Park and entail the acquisition of private land. 

Pedestrian Connections 

Strategies should also be explored to reduce automobile use in the Main Street 
area. These strategies will also reduce parking demands during peak periods. It is 
understood that driving, despite its frustrations, will be by far the most prefer 
mode of travel. This is particularly true in Armonk were mass transit use is 
limited. However, providing opportunities for other modes of travel will reduce 
some, albeit modest, traffic and parking demands in the Main Street area. 

One strategy to reduce automobile travel is to encourage pedestrian connections to 
adjacent residential areas. Pedestrian connections could be provided to the 
Whippoorwill Hills and Whippoorwill Ridge communities through the Town- 
owned land at the end of Kent Place. Using this land for not only parking, but for 
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a small pocket park might also provide a draw to encourage walking to the Main 
Street area. Using this entire parcel for parking is possible, however, the 
additional parking would be extremely remote from desired destination points and 
therefore likely underutilized. Additional connections could also be provided 
along major roadways and to the Wampus Park and the proposed future pathway 
that will connect to residential communities located north of Armonk. 

Safe, convenient and enjoyable pedestrian connections should also be provided 
within the Main Street area. Connections between major uses such as the Town 
Hall and Town Library should be provided to encourage walking and reduce 
automobile use. Pedestrian connections from Main Street to parking located 
behind existing buildings should be provided. As a long-term strategy, it is 
recommended that in the event the bank drive-through on the west side of Main 
Street is no longer deemed necessary, that it revert to a pedestrian-only access 
way. 

Given current traffic flows and prevailing travel speeds Main Street can be 
intimidating for some pedestrians and act as a barrier. To improve the pedestrian 
experience it is recommended that the sidewalk be extended to include pedestrian 
"bump-outs" and improved crosswalks at both ends of Main Street. It is also 
recommended that a mid-block crossing be provided with similar improvements. 
Crosswalks should be clearly delineated with pavement stripping or preferably an 
alternative paving material such as brick or cobblestone. 

The sidewalk bump-outs will reduce the roadway crossing distance for pedestrians 
and make the pedestrian more visible to motorists. A brick or cobblestone 
crosswalk tends to slow vehicles and clearly define pedestrian space. These 
improvements will result in a modest reduction in the amount of on-street parking, 
however the recommended bump-outs would be located at intersections where 
parking does not, or should not, occur for vehicle sight distance considerations. 
Since Main Street is a state roadway, approval by NYSDOT for these 
improvements would be required. However, similar improvements have been 
accepted by NYSDOT in other communities in the past. 

Increase Mass Transit Use 

Some workers from nearby office developments currently travel to the Main Street 
area during lunch time hours. Providing pedestrian connections, which currently 
do not exist, to these areas could reduce some traffic and parking demands during 
peak periods. In addition, the Town might approach area office developments and 
suggest that they work together to provide a shuttle bus service to the Main Street 
area during lunch hours. 
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FUTURE DEVELOPMENT 

To address future development in the Main Street area, two Improvement Plans have 
been prepared. The first plan recommends short-term strategies with respect to projects or 
development of properties that are anticipated in the near future. The second plan 
recommends long-term strategies with respect to key parcels. 

The Improvement Plans are conceptual only and are not intended to serve as site plans for 
specific properties. The plans are intended to act as a guide and reference for individual 
property owners contemplating changes to their properties, Town Departments 
considering improvements and members of Town Boards reviewing land development 
applications in the Main Street area. It is more important that the general principals and 
strategies presented in this study are implemented rather than the specific building and 
parking configurations shown on these plans. 

Two-Story Buildings 

As shown in Figure 7 many of the existing buildings on Main Street have achieved 
close to the maximum development potential permitted under existing zoning. 
Many of these buildings, particularly on the west side of Main Street, are one- 
story and could not, due to existing floor area ratio (FAR) limitations, double their 
footprints to add full second stories. From an urban design perspective, Main 
Street could benefit from taller buildings that provide more of a vertical 
orientation and better define a street wall. Two-story development is also 
beneficial since it allows for a more efficient use of land that could be used for 
other purposes such as open space or additional parking. It is recommended, 
where possible under existing zoning, that two-story buildings be encouraged. In 
no case should one-story buildings on the west side of Main Street be extended in 
the rear such that it results in a disruption of the existing or proposed parking or 
traffic circulation plan for the large common parking area. 

In order to achieve full second stories, however, an increase in the permitted FAR 
in the CB District would be required. It is interesting to note that nearly every 
two-story commercial building on Main Street currently exceeds the permitted 
FAR. It is recommended that the CB District be amended to increase in FAR to 
allow for second story development, but only where it is demonstrated that such 
additional development will not adversely impact existing road, infrastructure and 
parking capacities in the Main Street area. Two uses use that may satisfy that 
criteria is second-story apartments or professional offices. 
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Soft-Site Development 

The Short-Term Conceptual Improvement Plan supports the building and parking 
configuration proposed by the developer of the Heritage Square property. It also 
recommends a development concept for the vacant parcel on the southwest comer 
of the intersection of Main Street and Whipponvill East Road. To the extent 
practical, the development of these parcels should include a mix of uses including 
second-story residential, where possible. 

The Long-Term Conceptual Improvement Plan recommends the redevelopment of 
two properties at the Main Street and Bedford RoadKent Place intersection. The 
development concept for these properties includes buildings close to the 
intersection with parking in the rear. This concept will provide for a more 
efficient building and parking configuration in the event these properties are 
developed to their maximum potential under existing zoning. With appropriate 
building design, these improvements will also enhance the streetscape at this 
intersection. 

It is also possible that the Winkler's Nursery property will be redeveloped. 
Currently, the NB District zoning designation essentially limits the use of this 
property to the operation of a nursery business. Over the long-term it is 
recommended that the zoning district be modified to permit other uses. Two 
possible uses shown on the Long-Term Plan is multi-family, possibly senior, 
housing or a municipal use. The proposed building has been setback from 
Bedford Avenue consistent with the setback of other buildings on this road. Given 
the site's proximity to the Town Hall property, it is recommended that all or 
possibly the southern half of the property be acquired for municipal use. 

A final soft-site that was considered is the redevelopment of the Food Emporium 
shopping center property on the east side of Main Street north of Maple Avenue. 
The Long-Term Improvement Plan suggests that senior housing could be 
constructed on the rear of the property and a mixed-use retail and office building 
could be provided along Main Street. A shared-use parking concept is proposed 
on the site with additional shared-parking with adjacent parcels. This re- 
development concept could be achieved under existing zoning standards. 

AESTHETIC AND COMMUNITY CHARACTER 

Enhancing the aesthetic and community character of Main Street can be achieved with 
improvements to current and hture building design and streetscaping. The following 
describes these recommended implementation strategies. 
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Improve Building Design 

The development of Main Street has taken many years and has grown organically 
without the benefit of overall guidelines and extensive Town regulation. To a 
degree, the individuality of each building within the Main Street area contributes 
to its unique character. Strict adherence to specific design standards or type of 
architecture can contribute to excessive uniformity making a Main Street feel like 
a outdoor mall that is sterile or contrived. On the other hand, unlimited discretion 
and the multiple ownership of properties in the Main Street area can frustrate 
efforts for coordinated site and building design. 

The Conceptual Improvement Plans attempt to balance individual property rights 
and flexibility with coordinated planning. These figures conceptually suggest and 
overall plan to serve as a guide for future development. With respect to the 
development of individual buildings the following design guidelines are 
recommended: 

A. Building and site design should be planned to enhance the pedestrian 
experience. 

B. Sites should be designed with the objective of creating a village-like 
character, with public spaces and focal points, connections to adjacent 
properties, and minimizing the visual impact of paved parking areas. 

C. Building facades should present a varied appearance at street level and be 
designed to give individual identity to each building andlor use, as well as 
to help achieve the planned pedestrian scale. 

D. The design of building facades should reflect the scale of existing or 
planned building development through modulation of vertical and 
horizontal elements by features such as: 

(1) Variation of roof heights. 

(2) Changes in the predominant wall plane andlor in fagade elements 
such as window openings and balconies. 

(3) Use of horizontal projections or recesses in the building facades such 
as bay windows, cornices, balustrades, etc. 

(4) Use of pitched roofs and other roof elements such as cross gables, 
dormer windows and turrets to provide visual interest, reduce the 
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scale of continuous roofs and break the line where the building 
meets the sky. 

E. The use of covered front porches in residential units should be encouraged 
in order to enhance community character as well as to add visual interest, 
shadow and depth to building elevations. 

F. A coordinated landscape plan should be prepared incorporating the 
landscape treatment of open spaces, walkways, access roads and parking 
areas into a cohesive and integrated design. The landscape plan shall 
include: 

(1) Salt-tolerant street trees, as approved by the Town, of no less than 4" 
caliper, spaced approximately 25 feet apart, located on all public and 
private streets. 

(2) A mix of shade trees, evergreen shrubs and understory shrubs as 
buffer screening along all property lines abutting residential or 
historical districts, and between proposed residential portions of the 
site and commercial, office, industrial or municipal uses. 

G. Sidewalks and other surface areas of paving material should offer a variety 
of pigments and textures that are in harmony with nearby buildings and 
other paved surfaces and are safe for pedestrian traffic, including the 
handicapped. 

H. All signage should be carefully integrated with other site design elements. 
Signage should be designed so that it is visible and informative at the 
pedestrian scale. Signs should not be mounted above the eave line of any 
structure or be placed in or attached to any window. 

I. All exterior lighting should be of adequate illumination for safety and 
security purposes. It should be of such type and location and have such 
shading as will prevent glare from spilling onto other properties or streets 
and shall be coordinated with building design and landscape plans. The 
height of lighting fixtures shall be limited so as to be consistent with the 
planned pedestrian scale of development. 

J. At least 60% of the faqade area between 2 feet above grade and 12 feet 
above grade should consist of transparent windows and doors. In no 
instance shall the amount of transparency present in existing buildings 
decrease. 
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These design guidelines could be further expanded and incorporated as new 
regulations in the Town Zoning Code for future development in the Main Street 
area. It is recommended, however, that a certain level of flexibility be preserved 
in any regulations to allow new or creative approaches to be implemented that 
benefit both individual property owners and the Town. 

Improve Streetscape 

In addition to building and site design for individual properties, improvements to 
the existing streetscape of Main Street should also be pursued. The streetscape 
should include improvements that are repeated throughout the Main Street area 
such as sidewalk paving materials, street furniture, streetlights, street signage, 
hanging flower baskets and other similar elements. 

The most important elements, however are wide sidewalks framed with large 
street trees. Wide sidewalks create opportunities for informal gatherings and 
formal activities such as sidewalk sales or outdoor dining. Brick ribbonsipavers 
and other aesthetic treatments of the sidewalks can be desirable, but given limited 
resources such expenditures should be prioritized towards the installation of large 
street trees. These trees are particularly important given the lack of second story 
buildings on Main Street. Two or more story buildings typically define the street 
wall of a Main Street. However, with the presence of single story buildings, street 
trees must act as the defining element of the street. In addition, large trees with 
high canopies allow businesses and their signage to be visible. 

It is further recommended that existing overhead utility lines be placed 
underground or relocated. The presence of these lines on the east side of Main 
Street in particular has a significant visual impact and prevents the long-term 
health and viability of street trees. Placing these wires underground is a 
significant expenditure and should be considered a long-term goal. However, in 
connection with more immediate sidewalk replacement efforts, the installation of 
underground conduits for the possible relocation of utility lines in the future might 
be a wise long-term investment. As a potentially less costly alternative, existing 
utility lines could be relocated behind buildings fronting on the east side of Main 
Street. 

It is also recommended that gateway elements be provided at key intersections to 
define the Main Street area and enhance aesthetics. For instance a low wall with 
signage and landscaping at the southeast comer of Main Street and Maple Avenue 
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could be provide to define the Main Street area. It would also serve to screen the 
existing parking area located at this comer. Similar landscape and signage 
improvements could be provided at other intersection within or approaching the 
Main Street area such as the southwest comer of Main Street and Kent Place, NYS 
Route 22 and Maple Avenue or NYS Route 22 and Route 128. 
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