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Dear Ms. Oliveros: 

The Westchester County Planning Board has received a petition to amend the text of the New Rochelle 
Zoning Ordinance to permit carry-out restaurants in the C-1M district and to allow drive-thru facilities 
as a special permit use in the C-1M district subject to various requirements. If successful in amending 
the zoning regulations, the petitioner intends to seek site plan and special permit approvals to construct 
a new Starbucks with surface parking and a drive-thru on a 0.545-acre lot located at 80 Huguenot Street 
(US Route 1). The subject site also has frontage on Echo Avenue and contains a vacant Pizza Hut 
restaurant, which would be demolished. The site is also located in the DO-4, Downtown Overlay district.  
We have no objection to the New Rochelle City Council assuming Lead Agency status for this review. 
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 encourage the City to carefully 
consider the impacts of the proposed zoning amendment. The plans submitted with the petition show an 
auto-dominated design with the Starbucks to be located at the rear of the site, with 23 surface parking 
spaces and a trash enclosure located between the store entrance and Huguenot Street. Because Huguenot 
Street functions as the “main street” in this part of downtown, the City should consider if the proposed 
development fits with City’s vision for its downtown renewal, which has historically been focused on 
creating active, pedestrian-friendly streetscapes.  

While the petition notes that the site is near other sites with drive-thrus, such as Webster Bank, we point 
out that our referral review of the Webster Bank (dated September 25, 2006) recommended against the 
drive-thru stating that it would be contrary to the City’s goals of creating an active streetscape along 
Huguenot Street. Since that time the City’s vision of a pedestrian-friendly Huguenot Street has been 
further bolstered by the City’s adoption of the Downtown Overlay districts. It does not appear that 
increasing the number of vehicular drive-thrus with front yard surface parking in this district would be 
consistent with this vision.  

We also point out that, since the C-1M district is located in several areas throughout the City, an analysis 
should be performed to see what other sites could potentially be eligible for a drive-thru facility if the 
zoning amendment is approved. We recommend the applicant be required to submit this analysis before 
the City takes any action with respect to this petition.  
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Please inform us of the City’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: 

 
Norma V. Drummond 
Commissioner 

NVD/LH 
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