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Site Plan and Special Permit Approvals 

Dear Mr. Kain: 

The Westchester County Planning Board has received a site plan (dated July 8, 2021) for the above 
referenced application to demolish an existing Pizza Hut restaurant situated on a 0.545-acre lot located 
at 80 Huguenot Street (US Route 1) and replace it with a new 2,000 square foot Starbucks with 20 surface 
parking spaces and a drive-thru that would provide queuing space for up to 15 cars.  The site has frontage 
on both Echo Avenue and Huguenot Street and two-way vehicular driveways would provide access to 
both streets. The rear of the site abuts a series of apartment buildings owned by the New Rochelle 
Housing Authority.  
We previously reviewed a petition from this applicant to amend the text of the New Rochelle Zoning 
Ordinance to allow drive-thru facilities as a special permit use in the C-1M district. Although we 
responded to the City Clerk in a letter dated May 24, 2021 and recommended the City not approve the 
proposed amendments, it is our understanding that the amendments were approved. The applicant is now 
seeking site plan and special permit approval under these new regulations.  
We have reviewed the site plan 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. Vision of a pedestrian-friendly downtown. 

The site plan shows an auto-dominated design with the Starbucks to be located at the rear of the site, 
with 20 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 where residents and visitors 
can walk to their destination. Instead, this application presents 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. 

As far back as 2006, the County Planning Board has consistently recommended against constructing 
drive-thrus in downtown New Rochelle. Drive-thrus are contrary to the City’s stated goals of creating 
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an active streetscape along Huguenot Street. We continue to recommend against the drive-thru in this 
case. 

2. Impact to residential population. 

Drive-thrus are not typically placed immediately adjacent to multi-family apartment buildings due to the 
air-quality, noise, and lighting impacts that they can have on these residential structures. While the 
applicant has provided both noise and air quality analyses as part of this application, it is still a fact that 
the site plan will place a 15-vehicle drive-thru operation within ten feet of the property line shared with 
a five-story apartment building, and within 29 feet of a seven-story apartment building. Both of these 
buildings, which are operated by the New Rochelle Housing Authority, would have a significant number 
of apartment windows immediately above this drive-thru operation.  

The County Planning Board has not seen an example of a restaurant drive-thru placed this close to high-
density housing in our referral reviews dating back at least 20 years. The uniqueness of this application, 
and its potential impact on a high-density, low-income population, raises a question of equity. The City 
will need to examine if a site plan intended to increase the convenience of motorists driving through 
downtown New Rochelle to buy coffee is justifiable given the negative externalities it poses for the 
surrounding community.  

3. Signage 
The site details as shown on sheet number C-10.2 show a 30-foot tall illuminated pylon sign. However, 
it is not clear from the rest of the site plans where this sign would be placed. Signs of this height and 
style will contribute to the automobile-oriented focus of the site to the detriment of creating the 
pedestrian-oriented environment supported by the City’s downtown planning and zoning policies.  Since 
the sign is shown to be illuminated, it could also impact the residential population that is adjacent to the 
site.  

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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