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INTRODUCTION

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-
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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
Armonk Hamlet and similar main street environments throughout the Town.
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SECTION |
ELEMENTS OF A SUCCESSFUL MAIN STREET

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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