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To the south of the project site are large-lot single family homes in a low-density 
residential subdivision, with access from Lincoln Avenue via Lincoln Lane. To the 
west of the project site, along Lincoln Avenue are low and moderate density 
residential uses, including a residential cluster subdivision along Linden Drive, which 
includes an undeveloped/open space parcel along Lincoln Avenue.  At the corner of 
Lincoln Avenue and Anderson Hill Road, to the west of the project site, is an 
undeveloped parcel, where in 2006, a 4-lot subdivision known as the Mews at 
Purchase was approved.  As of this date, no development activities have taken place 
on this parcel.  A well known use in the area is the hot dog truck, which is frequently 
parking on Lincoln Avenue just south of Anderson Hill Road. Also on Anderson Hill 
Road west of the project site are several smaller legally non-conforming 
commercial/retail establishments, including The Cobble Stone restaurant, Purchase 
Deli and Hilltop Restaurant.   
 
To the north of the project site, is the State University of New York, Purchase 
campus, which comprises approximately 500 acres1.      

 
b. Description and Mapping of Existing Zoning within ¼ Mile of the Project Site, 

Including Detailed Description of Zoning Regulations that Currently Apply to the 
Site  

 
At present, the bulk of the project site (approximately 74 percent or 112 acres) is 
located in the SB-100 (Special Business) District, in which “business offices” such as 
PepsiCo’s world headquarters are a principal permitted use.  The remainder of the 
project site is located within the R-1 (approximately 15 acres) and R-2 
(approximately 25 acres) One-Family Residence Districts.    Zoning districts located 
within one-quarter mile of the PepsiCo campus are illustrated in Exhibit III.A-2, 
Existing Zoning Within One-Quarter Mile of Site.  
 
As shown, the predominant zoning classification within a one quarter mile radius of 
the subject site is residential.  There are five residential zones within this area in both 
the Town of Harrison and the Village of Rye Brook, which range from very low 
residential density to moderate residential density and include R-1, R-2, R-15, R-20, 
and R-50.  Within the quarter mile radius there is also a PUD district to the northeast 
of the site, located within the Village of Rye Brook, as well as an OB-1, 
Campus/Office Building district located in the Town of Harrison north of the site on 
the SUNY-Purchase campus in the Town of Harrison.    
 
Uses permitted by right in the SB-100 District include: professional and business 
offices and financial institutions, scientific research (excluding manufacturing or 
products for sale), public libraries, police and fire stations, and town hall or municipal 
service buildings. Uses allowed by special exception in the SB-100 District include: 
places of worship, residential community facilities, bus passenger shelters, public 
utility structures or rights-of-way, personal wireless facilities, telephone exchanges, 

                                                 
1 http://www.purchase.edu/AboutPurchase/employment.aspx (9.8.09)  
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executive learning centers and corporate management training facilities, planned 
office parks, guest facilities, health maintenance, rehabilitation and fitness centers, 
private parking garages, trade schools, and retail or wholesale services incidental to a 
permitted use. Parking requirements for office uses in the SB-100 Zoning District are 
the greater requirement, as determined by the Planning Board during site plan review 
of 1 space per 350 square feet or 0.9 spaces per employee on the site at any one time.2 
 
Uses permitted by right in the R-1 and R-2 Zoning Districts include: one-family 
detached dwellings, parks, playgrounds or recreation areas operated by the Town of 
Harrison or a school district, public libraries, police stations, town hall or municipal 
service buildings, farms (excluding retail sales), and animal husbandry (minimum 25 
acre acres lot size and maximum 1 head/acre).  Uses allowed by special exception 
include: churches, synagogues or similar places of worship, parish houses, rectories, 
seminaries or convents, private recreation areas (non-profit), public and private 
nonprofit schools, chartered by the New York State Education Department and other 
special exception uses presented in their entirety in the Town of Harrison Zoning 
Code.    Parking requirements for residential uses in the R-1 and R-2 Zoning Districts 
specify two spaces per dwelling unit for one and two-family dwelling units.  
 
Bulk requirements in the SB-100, R-1 and R-2 Zoning Districts are presented in 
Table III.A-1.  

 
Table III.A-1 

Bulk Requirements in the R-1, R-2 and SB-100 Zoning Districts 

Zoning 
District 

Minimum 
Lot Area 

Maximum 
Lot 

Coverage 
(1) 

Min. Yards (feet) Buffer Strips 
(feet) Max Height 

FAR 

Front Side Rear Front Side Feet Stories 

R-1 1 acre 15% 40 20 
(2) 50 NA (4) NA 2.5 30 NA 

R-2 2 acres 10% 75 50 
(3) 100 NA NA 2.5 30 NA 

SB-100 100 acres 10% 200 200 200 200 200 55 4 None 
Required 

(1) Maximum percentage of total lot area occupied by main and accessory buildings 
(2) Min. Side Yard for 1 yard = 20 feet; total for both on an interior lot = 40 feet; abutting side street on corner 
lot = 40 feet. 
(3) Min. Side Yard for 1 yard = 50 feet; total for both on an interior lot = 100 feet; abutting side street on corner 
lot  = 50 feet. 
(4) NA – Not applicable. 
(5) § 235-24.1 - Minimum of 100 foot buffer along Anderson Hill Road and Lincoln Avenue. 
 
 

 

                                                 
2 Town/Village of Harrison Zoning Code, §235-37 
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c. Review of Applicable Town and County Planning Documents, including:  
Westchester County Patterns and Town Current Comprehensive Planning 
Proposals Relevant to the Project.  
(1) Patterns for Westchester, The Land and the People, Policies and Strategies 

to Guide Land Use  
Patterns for Westchester identifies policies and strategies to guide land use 
throughout the County.  One of the major strategies cited in Patterns, is to balance 
economic growth and a sound environment.  To implement this strategy, the plan 
promotes the channeling of development to “centers” (where infrastructure can 
support growth, public transportation can be efficiently provided, and 
redevelopment enhances economic vitality).  The Town of Harrison is identified 
as a Local Center, which is characterized as Medium Density Suburban (MDS) 
development blending physical development with the natural environment and 
with gross residential densities ranging from 1 to 3 units to the acre, and FARs 
ranging from 0.025 – 0.1.  Patterns notes that the primary character of Medium 
Density Suburban development is residential although campuses and institutional 
uses are common.  The area around Anderson Hill Road and particularly the 
PepsiCo campus is identified on the Patterns for Westchester map as “Areas of 
Open Space Character.” 

 
(2) Westchester County 20253 
Westchester 2025 is an effort spearheaded by County Executive Spano, the 
Westchester County Planning Department and the County’s Citizen Planning 
Board to evaluate important County land use policies and set a new framework 
for a planning partnership between the county and its 45 municipalities.    While 
not an update of the 1996 Patterns document, Westchester County 2025 is a web-
based document designed to assist the County and its municipalities to formulate 
a regional vision.  Similar to Patterns, Westchester 2025 identifies the 
Town/Village of Harrison as a Local Center.   
 
(3) Town/Village of Harrison Master Plan Update (1988) 
Last updated in January 1988, the Town/Village of Harrison Master Plan Update 
presents a guide for long-term physical development for the Town/Village of 
Harrison4.  The plan included community-wide goals and specific goals for the 
sectors of Downtown Harrison, Silver Lake (West Harrison) and Purchase, in 
which the project site is located.   Land use recommendations for the Purchase 
sector included maintaining low density residential development (2 units/acre), 
commercial office uses focused within their current locations, including 
specifically, south of Anderson Hill Road.  Approximately 570 acres in six 
parcels were expected to be developed within five years (of 1988), with an 
additional 280 acres over the next ten years (to 1998).  The plan stated that other 

                                                 
3 http://blog.westchestergov.com/departments/Portals/0/HARRISON%20CENTER.pdf  
4 It should be noted that approximately 2 years ago, the Town of Harrison began an effort to update the 1988 Master 
Plan, but due to budgetary and programmatic limitations, that effort has not yet been completed.  
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than this large area of Purchase, “no other new areas of commercial development 
are recommended.”5    

 
The Master Plan makes specific reference to the proposed project site within the 
discussion of the SB – Special Business District and its focus in the belt north of 
the Cross Westchester Expressway and at the PepsiCo Campus.  The SB-100 
District is described in the Master Plan to “provide for large corporate estates with 
large areas of open space” 6   
 
The overall Master Plan goals and objectives, which are relevant to the proposed 
project site include: “Promote a balanced form of development that protects the 
tax base, while preserving the qualities important to residents.” To achieve this 
goal, the plan lays out the following objectives: “Provide for future development, 
which builds upon the existing land uses”; “Encourage the most efficient 
utilization of land within the established pattern, and in areas with existing 
infrastructure”; and “Preserve components of the natural and built environment 
most valued by residents.”7  The major issue facing the Purchase area in the 1988 
plan was the potential for expansion of commercial office development.  
  
Goals and objectives, which specifically address the Purchase area and are 
relevant to the project site, include preserving the rural residential character and 
the value of property by retaining elements of the natural and built environments 
(i.e. stone walls, gateways, large trees and natural vegetation) and encouraging 
high-quality planned development.  
 
Land Use recommendations in the Master Plan included establishing a 
commercial office park land use category, which would include the project site, 
with landscaping and screening, efficiency of land use, existing infrastructure and 
links to major transportation corridors. 

  
(4) Westchester County Airport 60 Ldn Noise Corridor Critical 

Environmental Area (CEA) 
As noted in the 1988 Master Plan, the Westchester County Airport is of special 
concern to the residents of the Town of Harrison particularly along its eastern 
border, due to aircraft generated noise impacts.  To inform people of the existing 
and future noise impact, the eastern portion of the Town of Harrison, including 
the project site, was designated in January 1990, by Westchester County, as a 
Critical Environmental Area (CEA). Local or state agencies may designate a CEA 
under subdivision 6 NYCRR 617.14(g) of the SEQR regulations. Local agencies 
may designate specific geographic areas within their boundaries as CEAs. State 
agencies may also designate specific geographic areas which they own, manage or 
regulate, as CEAs. According to the New York State Department of 
Environmental Conservation (NYSDEC), to be designated as a CEA, an area 

                                                 
5 Master Plan Update, Harrison, New York, January 1988.  Buckhurst, Fish, Hutton Katz, page 5. 
6 Ibid, page 20. 
7 Ibid, page 48. 
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must have an exceptional or unique character with respect to one or more of the 
following:  

• a benefit or threat to human health;  
• a natural setting (e.g., fish and wildlife habitat, forest and vegetation, open 

space and areas of important aesthetic or scenic quality);  
• agricultural, social, cultural, historic, archaeological, recreational, or 

educational values; or  
• an inherent ecological, geological or hydrological sensitivity to change 

that may be adversely affected by any change.  
 

Because the airport is surrounded by some sensitive land uses, a noise monitoring 
protocol was established and is being implemented by the airport to ensure that 
aircraft generated noise levels do not increase above present levels.  Twenty 
Remote Noise Monitoring Terminals (RMTs) measure levels of community noise, 
aircraft noise and total noise for all noise events between the hours of 10pm and 
7am.   Noise monitoring information is released monthly.  

 
 

2. Anticipated Impacts 

a. Discussion of the Relationship of the Proposed PepsiCo Master Plan and Initial 
Phases of the Proposed Development to Overall Land Use Patterns within the ¼ 
Mile Study Area, and Compatibility with Adjacent Properties 

 
As shown in Exhibit III.A-1, Existing Land Use, land uses to the north and east of the 
PepsiCo Campus are large parcels with recreational and institutional uses, both of 
which are similar to the corporate office/open space uses that characterize the 
PepsiCo campus. The layout of the PepsiCo campus is not a typical “business park”, 
in that the office components are located in the central portion of the site, largely 
hidden from perimeter roads.  The majority of the area surrounding the office 
buildings is open space including the Golden Path and the Donald M. Kendall 
Sculpture Gardens, parking to serve both employees and visitors and other natural 
features including the “P” Pond.  Lush landscaping characterizes the entire perimeter 
of the project site integrating the corporate campus and the public recreation uses into 
the surrounding area.   
 
The Calloway Parcel, which is part of the PepsiCo campus, is located at the 
southwestern corner of the project site and features a former single-family home and 
associated accessory structures, which are currently used for corporate activities.  
Overnight lodging accommodations are not provided at the Calloway House. At 
present, access to the Calloway House is via a driveway off Lincoln Avenue.  Phase I 
of the Master Plan proposes an internal roadway connecting the Calloway Parcel to 
the remainder of the Campus. At present, visitors to the Calloway House must check 
in at the main gate of the PepsiCo campus, and then drive back out to Lincoln Avenue 
to access the Calloway House.  Providing an internal drive to the parcel would allow 
those visitors to travel through the campus rather than returning to Lincoln Avenue to 
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access the Calloway House, improving internal site circulation and removing some 
traffic from local roads.    
 
Although in corporate use, the Calloway House is very much in concert with the 
surrounding residential development. Due to the layout of the PepsiCo office campus 
and the large groves of trees and landscaping, the property is well integrated into the 
surrounding residential area.  No change is proposed for the Calloway Parcel.  
 
To the south and east of the Calloway Parcel, beyond the boundaries of the PepsiCo 
campus, are low and moderate density residential uses, generally characterized with 
cul-de-sacs, larger homes and well landscaped road frontage. To the west of the 
campus, on the west side of Lincoln Avenue are low and moderate density residential 
uses, including a clustered subdivision with access via Linden Drive.   

 
As previously discussed, implementation of Phase I of the Master Plan proposes two 
new structures on the PepsiCo Campus: a new glass atrium to be located in the center 
of the existing corporate office buildings, and a new Welcome Center to be located 
along Anderson Hill Road.  The glass atrium would be located in the central 
courtyard between the existing seven buildings.  The atrium is designed to fully 
integrate into the existing office complex, both in design and placement. Although the 
atrium is distinctly different in material and visual appearance than the existing office 
buildings, its proposed location within the center of the existing array of buildings, 
and its open transparent appearance, combined with the distance from any public 
viewpoint, and significant landscape buffering does not result in an incompatible 
building element that may disrupt the land use pattern.  Renderings of the proposed 
glass atrium can be found in Chapter III.B. Visual Resources of this DEIS.  
 
The proposed Welcome Center building would be located north of the existing office 
complex with a separate gate controlled access from Anderson Hill Road. The 
Welcome Center would is designed to integrate into the natural setting thereby 
mitigating its appearance from Anderson Hill Road.  Building materials would 
include natural materials such as stone veneer, wood panels and glass creating a 
seamless relationship between the proposed Welcome Center structure and the natural 
setting. With a standing seam metal roof and differing stone planes, the overall scale 
of the facility appears reduced, while naturally colored materials; reflecting the 
landscape, cloak its mass.  The Welcome Center is a “public” building on the 
corporate campus, providing much-needed additional space and dedicated parking to 
accommodate the estimated 150,000 visitors per year to the Donald M. Kendall 
Sculpture Gardens.  The new Welcome Center would replace the existing Visitor’s 
Center located along the western edge of the campus, which would be demolished.    
 
The Building 2 and 6 extensions proposed for Phase II of the Master Plan would be 
annexed to the existing office buildings and consistent in both use and design. The 
building additions would extend approximately 120 feet to the east and west from 
Buildings 2 and 6 respectively.  Pedestrian bridges connecting the new building 
extensions with the existing parking lots would provide covered walkways for 
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pedestrian access to the office buildings and would extend approximately 190 feet 
from the proposed building additions.  
 
Phase III of the proposed Master Plan, to be constructed at a later date as the scope 
and configuration of this phase cannot yet be established due to the dynamic 
variations in PepsiCo’s future business plans and expectations.  Phase III of the 
Master Plan could include additional office and support space, including a cafeteria, 
physical fitness facilities and other support services and additional parking, if 
necessary.  Both of these uses would be consistent with the on-site corporate land 
uses, located to the east of the existing office building cluster, and similarly integrated 
into the existing site design so as to minimize disturbance to surrounding uses.   
 
Additional discussion of the visual impact of the proposed buildings can be found in 
Section B. Visual Resources, of this DEIS.  

 
b. Discussion of the Proposed Project’s Compliance or Non-Compliance with Local 

Land Use Regulations 
As previously noted, the majority (74 percent) of the project site is zoned SB-100 
(Special Business), in which “business offices” such as PepsiCo’s world headquarters 
are a principal permitted use.  The remainder of the project site is located within the 
R-1 (approximately 15 acres) and R-2 (approximately 25 acres) One-Family 
Residence Districts.    Zoning districts located within one-quarter mile of the PepsiCo 
campus are illustrated in Exhibit III.A-2, Existing Zoning Within One-Quarter Mile 
of Site.  
 
The Master Plan contemplates the rezoning of portions of the property with a total 
acreage of approximately 18.3 acres, along Anderson Hill Road from the R-1 and R-2 
zoning districts to the SB-100 Zoning District, which encompasses the majority of the 
site8.  The 22 acre Calloway Property, which is currently zoned R-2, is not proposed 
to be rezoned, because the corporate guest facility use is currently permitted, per § 
235-17.K of the Town/Village of Harrison Zoning Code.9 Lot 1, at the intersection of 
Lincoln Avenue and Anderson Hill Road, is improved with a single family home and 
a greenhouse.  The tenant of this parcel provides the landscape maintenance for the 
PepsiCo campus. This parcel is currently zoned R-2.   
 
The third grouping of parcels located at the northeastern portion of the project site, 
are all zoned R-1.  Lot 3 is the former Datino Nursery and is improved with a house, 
several tent-like structures, all of which are proposed to be demolished and replaced 
with the proposed Welcome Center and its associated parking.  Lots 4, 5 are wooded 
parcels with existing maintenance functions, which are proposed to be developed with 

                                                 
8 Lots 1, 3,4,5,10, 11 and 25 are proposed to be rezoned.     
9 §235- 17.K. “Guest Facilities on parcels containing preexisting residences in R-2.5 zones with preexisting 
residential uses , which R-2.5 parcels are contiguous with parcels in SB-100 zones owned by the SB-100 owner or 
its wholly owned subsidiary.”  Per §235-4, Guest Facilities: “Guest Facilities: As referred to in §235-17K, shall 
permit transient occupancy, on a no-fee basis, of persons associated with the owner of the SB-100 parcel and limited 
by any special exception restrictions imposed by the Planning Board.” 



Page III.A-11 
 

a more formal maintenance facility, a wetlands buffer reclamation area and a portion 
of the parking for the new Welcome Center.   Lots 10 and 11 are also currently 
wooded parcels, which will accommodate a portion of the Welcome Center and its 
associated parking.  Lot 25, on the east side of the existing driveway, is improved 
with an athletic field for use by PepsiCo employees.  This field would remain.   
 
Additional landscaping and a stone wall are proposed along the Anderson Hill Road 
frontage as is the proposed access drive to the Welcome Center, which would be 
located in approximately the same location as the existing driveway.  Although the 
parcels proposed for rezoning are not currently developed with residential uses, their 
current zoning designation would allow it.   Rezoning the parcels to SB-100 would 
prevent this from occurring because new residential development is not permitted in 
the SB-100 zone.  
 
As noted above, for the Purchase area of the Town/Village of Harrison, the 1988 
Town/Village Master Plan Update recommended commercial office uses to remain 
focused within their current locations, including specifically, south of Anderson Hill 
Road.  As such, the proposed rezoning is consistent with the Town’s Master Plan and 
was anticipated by the Town at the time of PepsiCo’s initial construction.   Rezoning 
the parcels along Anderson Hill Road will create consistent zoning along the 
property’s northern frontage, maintaining open space and a general rural character. 
The intent of the SB-100 Zoning District, according to the Master Plan Update, is to 
provide for large corporate estates with large areas of open space on parcels of 100 
acres or more.  The proposed zoning map amendment would allow the PepsiCo 
campus to maintain in accordance with this intent.  
 
Modifications to the setback requirements in the SB-100 zone are also proposed to 
allow for certain activities within 50 feet of the property lines not abutting a public 
road and within 100 feet of property lines abutting public roads.  These proposed uses 
along a public road would be limited to: landscaped parking areas, stormwater 
management facilities, wetland restoration/enhancement areas, stone walls and deer 
fences.  Specifically, the project proposes to provide a continuous stone wall along 
the Anderson Hill frontage of the project site, where the setback requirement is 200 
feet within the SB-100 District.  The stone wall runs parallel to and within 
approximately 55 feet of the property line.  The proposed deer fence is shown 
approximately 23 feet from the property line at its closest point, where it meets the 
proposed gate at the Welcome Center Road.10  Stormwater management facilities 
within and adjacent to the proposed Welcome Center parking area would also be 
located within the required buffer.  
 
At the southern portion of the project site, the proposed Calloway internal connector 
drive intersects the existing Loop Road at a point approximately 200 feet from the 
rear lot line and runs perpendicular to said line until it crosses it.  Some wetland 
restoration/enhancement would occur adjacent to the proposed bridge to the Calloway 
parcel, which would encroach within the required buffer.   

                                                 
10 Setback variances for deer fencing granted by the Town of Harrison Zoning Board of Appeals on 9/10/09.  
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The project proposes to provide sufficient parking to accommodate employee and 
visitor demand at ratios required in the SB-100 zone. More specifically, at full build-
out, the project proposes to provide 0.9 parking spaces per employee (1 space per 350 
square feet) as required in the Town/Village Zoning Code. In concert with Town’s 
initiative to adjust its parking standards for office development, the project is 
currently seeking options to provide low-impact and sustainable site-design and 
minimize impervious surfaces while providing sufficient parking to meet future 
needs.    

 
c. Analysis of Proposed Zoning Text Changes in Relation to other Properties Zoned 

SB-100 
One other property in the Town/Village of Harrison is located within the SB-100 
Zoning District.  This 107 acre parcel located at 2000 Westchester Avenue along the 
southern boundary of the Town of Harrison is currently the location of the Morgan 
Stanley corporate headquarters.   The site is improved with a four-story, 750,000 sf 
building, which was purchased by Morgan Stanley from Texaco in 2002.  The site is 
surrounded by Westchester Avenue, Purchase Street, Westerleigh and Kenilworth 
Roads.   
 
The proposed zone text amendment would permit landscaped parking areas, 
stormwater management facilities, wetland restoration areas, stone walls and deer 
fences within the required setback on all sides of this parcel, all of which abut public 
roads.  It is not anticipated that this provision would have a negative impact on the 
surrounding area, if the current or future owner of this property were to exercise their 
option to allow these minor setback encroachments.  

 
d. Discussion of the Project’s Relationship to Town and County Planning Proposals  

(1) Patterns for Westchester, The Land and the People, Policies and Strategies 
to Guide Land Use  

The proposed project on the PepsiCo campus would be consistent with the 
recommendations included in Patterns for Westchester.  Specifically, the Town of 
Harrison is identified as a Local Center with Medium Density Suburban (MDS) 
development. The primary character of an MDS development is residential, 
though Patterns notes that campuses and institutional uses are common.  In 
addition, as previously noted, the PepsiCo campus is identified on the Patterns for 
Westchester map, as an area of “Open Space Character”.    
 
Consistent with the existing character of the site, the proposed project office 
components would be located within corporate campus and clustered at the center 
of the site, adjacent to existing office buildings.  The PepsiCo campus and 
gardens are currently and are planned to continue to be open to the public, 
maintaining the open space character referenced in Patterns.  The proposed 
Welcome Center, which will replace the existing Visitor’s Center, will provide an 
additional public amenity on the PepsiCo campus including: information 
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gathering, meeting and exhibition spaces, and restrooms – all of which would be 
accessible to the public.     

 
(2) Westchester County 2025 
While not a Planning document, per se, Westchester County 2025 includes goals 
and recommendations to achieve those goals for municipalities throughout the 
County.  For the Town/Village of Harrison, the document recommends infill 
mixed use development in and around the Harrison Metro North Rail Road 
Station on Halstead Avenue.  No specific recommendations address the proposed 
project site.  In addition, the proposed project would have no impact on the 
designation of the Town/Village of Harrison as a Local Center in the Westchester 
County 2025 document.   

 
(3) Town/Village of Harrison Master Plan Update (1988) 
The PepsiCo campus is specifically mentioned in the 1988 Master Plan Update 
within the discussion of the SB-100 Zoning District created to accommodate 
exactly this type of corporate use.  The Plan Update recommends balanced 
development, which protects the tax base, but also preserves elements of the 
natural and built environment (including stone walls), encouraging efficient use of 
the land and preserving the rural residential character.   In addition, the Master 
Plan Update notes “some significant areas of Harrison have patterns of land use 
inconsistent with current zoning.” The properties proposed for rezoning comprise 
such an area, in light of the overriding SB-100 designation of the main PepsiCo 
property.   
 
The proposed project is consistent with the recommendations of the 1988 Master 
Plan Update in that it continues to focus commercial office space south of 
Anderson Hill Road and does so to maintain both the integrity of the land, but 
also of the built environment.  The new office buildings proposed in all phases of 
the Master Plan would be located immediately adjacent to the existing corporate 
offices.   The significant open space on the site would be preserved, wetlands 
areas are proposed to be enhanced and, in addition to the continuation of the stone 
wall along Anderson Hill Road, significant landscaping treatment is proposed 
along both the Anderson Hill Road and Lincoln Avenue frontages.  

  
(4) Westchester County Critical Environmental Area 
The proposed project would have no impact on its location within a Westchester 
County Critical Environmental Area.  As previously noted, the designation is to 
inform businesses and residents of the proximate location of the Westchester 
County Airport and the potential for noise impacts generated from the airport.  
The proposed PepsiCo Master Plan would have no impact on this designation.   
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3. Proposed Mitigation 

The first step in preparing the proposed Project Renew Master Plan involved a site analysis 
to identify opportunities and constraints on the project site.   The site constraints included 
identifying non-buildable areas due to environmental features such as wetlands, steep 
slopes, floodplains, etc., visibility from the adjacent residential land uses, and also man-
made or build features, such as the “P” Pond, the Golden Path and the Sculpture Garden.  
The site opportunities analysis included identifying potential areas for building expansion.  
As such, the proposed Master Plan was designed first, to avoid impacts to surrounding land 
uses.  As previously noted, though expansion of the office space is essential to the future 
well-being of the Pepsi World Headquarters, the potential building areas were severely 
limited.  In the case where impacts would occur, those impacts have been minimized and 
mitigated to the extent possible.   
 
The proposed PepsiCo Master Plan, which includes the construction of a center glass 
atrium to improve circulation, a Welcome Center for public use, office building expansion 
and expanded parking areas would, in the opinion of the Applicant be anticipated to have 
an overall positive land use impact on the campus, the surrounding area and the 
Town/Village of Harrison. The proposed project would enhance visitors’ experience to the 
campus by providing a full service information and Welcome Center.  Visitor parking is 
proposed immediately adjacent to the Welcome Center separate from employee parking 
and with direct access to the Golden Path.    

 
The proposed office building expansion and center glass atrium would allow for more 
efficient internal circulation for PepsiCo employees and provide much needed meeting and 
office space to accommodate existing and future staff needs.  The proposed Calloway 
Connector would allow corporate visitors to the PepsiCo campus to drive directly through 
the site to the Calloway House, removing some traffic from Anderson Hill Road and 
Lincoln Avenue.  
 
The continued successful operation of both the corporate components and the public 
components on the PepsiCo World Headquarters property provides significant benefits to 
the Town/Village of Harrison not only in terms of property tax revenue generation, but also 
because the grounds and sculpture gardens are a world renowned resource.  The PepsiCo 
campus attracts approximately 150,000 visitors per year, including school children, local, 
regional, national and international visitors.   The campus has been and will continue to be 
an important resource to the community.  
 
The proposed rezoning of several parcels on the site will create consistency of zoning and 
use.  Although these parcels are not currently developed with residential uses, their current 
zoning designation would allow it.   Rezoning the parcels to SB-100 would prevent this 
from occurring. The rezoning of these parcels from their residential use to the SB-100 
Zoning District would bring the majority of the parcels within the PepsiCo campus into the 
proper and appropriate zoning classification. 
 
In addition, the project proposes to significantly improve the landscaping, and provide a 
continuous stone wall along the Anderson Hill Road frontage, a built feature which is 
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specifically encouraged in the Town/Village’s 1988 Master Plan Update to help maintain 
the rural character of the area.    
 
The proposed use and zoning recommendations are supported throughout the various 
planning and policy documents that relate to the Project Site.  Therefore, no mitigation is 
proposed. 




