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Rosemarie Cusumano, Secretary
Town/Village of Harrison Planning Board
1 Heineman Place

Harrison, NY 10528

County Planning Board Referral File HAR 21-002 — Dunkin’ Restaurant
260 Halstead Avenue
Site Plan Approval

Dear Ms. Cusumano:

The Westchester County Planning Board has received a site plan (dated February 2, 2021) and related
materials for a proposed site plan application to demolish an existing Dunkin’ Restaurant and construct
a new Dunkin’ Restaurant that has a drive-thru. The subject site is a 0.22-acre property located at 260
Halstead Avenue (County Road 80A) (SBL 0-122-46) in the Central Business (CBD) zone. The site is
located adjacent to a CVS, and parking for the CVS surrounds the property. Parking easements permit
the sharing of parking and access between the CVS and Dunkin’ properties.

The existing 1,240 square foot building is set back from the sidewalk by a 40-foot front yard that contains
a grassy area and two trees. The applicant proposes to construct the new 1,400 square foot Dunkin’
Restaurant up to the property line, aligning it with the existing sidewalk along Halstead Avenue. The
existing set of driveways would be widened, and will remain one-way in, one-way out, with the traffic
pattern circulating around the building. Five parking spaces would be provided in the rear of the building,
between a rear building entrance and the order point for the drive-thru. Additional parking would be
available in the CVS parking lot via the parking easement. Pedestrian access would be provided from
Halstead Avenue along the sidewalk and through a rear door next to the five-space parking lot.

We have reviewed this matter under the provisions of Section 239 L, M and N of the General Municipal
Law and Section 277.61 of the County Administrative Code and we offer the following comments:

1. Orientation of building.

While the site plan would bring this existing restaurant use closer to the sidewalk, which is consistent
with the surrounding streetscape as well as with County Planning Board policies, we urge that
consideration be given to the value of the existing building and its orientation on the site. The existing
building was once a gas station, and the 40-foot front yard was created by the area once used for gas
pumps. This much older, former use is most likely why this site is perhaps the only one in the area with
enough of a setback to contain grass and trees. While we typically encourage downtown buildings to be
located close to the sidewalk, in this case we encourage the Town/Village to consider the unique benefit
of the open space in this location, and perhaps its potential to accommodate outdoor dining. In addition,

although the proposed building features a pedestrian-oriented design at its front entrance along the
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sidewalk, this building would also be designed as an automobile-focused facility set up to move what
could potentially be the majority of its customers through this downtown location without the need to
exit their vehicles.

The Town/Village should consider if this car-focused amenity presented by the drive-thru is more
suitable one than the amenity provided by the open space in front the building. To show that there are
valid arguments on both sides, the applicant has pointed out that the COVID-19 pandemic has forced
some restaurants to reduce points of contact by keeping their customers in their vehicles. However, we
point out that it is also true that outdoor seating and open spaces have effectively been used by restaurants
throughout the pandemic to serve customers. Whether or not a drive-thru is constructed, it should be
kept in mind that the final design and orientation of the building will likely outlast the pandemic and
remain as part of downtown Harrison’s built environment into the future.

2. Access challenges caused by drive-thru.

The proposed five-space parking area to be located in the rear of the new building will be difficult to
enter and exit if the drive-thru queue is occupied by a typical number of vehicles. If a vehicle is not
parked in this small area, and is instead parked in the CVS parking lot, it will also be challenging for
pedestrians to get across the drive-thru traffic to reach the door since no crosswalks are shown. In
addition, our comment below notes impacts on the existing mid-block crosswalk in front of the restaurant
that would be caused by the drive-thru traffic.

3. County road.

Halstead Avenue is a County road (CR 80A). Approval for this work from the Westchester County
Department of Public Works and Transportation (WCDPW&T) under Section 239 F of the General
Municipal Law is required. Pertinent drainage, utility, erosion control and curb cut details need to be
provided at the time of Section 239 F submittal.

The traffic impacts associated with the proposed drive-thru would require either the removal of the
existing mid-block pedestrian crosswalk directly in front of the site or the installation of rapid rectangular
flashing beacons (RRFB) in both directions along with parking restrictions for no less than 50 feet in
advance of the crosswalk in each direction. The County Planning Board recommends the Town/Village
consult with WCDPWT to take measures to preserve the current level of pedestrian connectivity in
Harrison’s downtown.

4. Stormwater management.

While the proposed site plan shows subsurface stormwater quality and retention infrastructure, we point
out that subsurface methods of stormwater management can be of diminishing effectiveness over time
if not properly cleaned and maintained. To ensure the continued operability of this stormwater
management system in to the future, the applicant should provide an enforceable maintenance program
that will prevent the system from being clogged with sediment, and in turn force a higher amount of
stormwater runoff into the Town/Village’s storm drain system. The applicant should also be encouraged
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to explore aboveground stormwater management solutions that treat runoff on-site wherever possible,
such as using pervious paving for parking areas, or the use of vegetative rain gardens.

5. Provisions for recycling.

The Town/Village should request the applicant to verify that sufficient space will be available to store
recyclables under the County recycling program, which includes plastics numbered 1 through 7. County
regulations for plastic recycling may be found at: http://environment.westchestergov.com.

6. Green building technology and bicycle parking.

We encourage the applicant to include as much green, or sustainable building technology as possible
into the proposed development. We also recommend the applicant provide bicycle parking in front of
the building entrance along the sidewalk.

Please inform us of the Town/Village’s decision so that we can make it a part of the record.
Thank you for calling this matter to our attention.

Respectfully,
WESTCHESTER COUNTY PLANNING BOARD

By: /}LWJUW

Norma V. Drummond
Commissioner

NVD/MV

cc: Michael Dispenza, Contract Administrator, County Department of Public Works and Transportation
Kevin Roseman, Traffic Engineer, County Department of Public Works and Transportation



