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Dear Mr. Salgado: 

The Westchester County Planning Board has received a copy of a supplemental draft generic 
environmental impact statement (SDGEIS), dated June 15, 2021, prepared pursuant to the NYS 
Environmental Quality Review Act (SEQRA). The City is considering several updates to the existing 
Downtown Overlay Zone (DOZ) and Theoretical Development Scenario (TDS), which was adopted in 
2015 and underwent subsequent amendments in 2016, 2017, and 2019. The City is also updating the 
2015 Recommended Action Plan to account for the success of the DOZ, the realization of actual land 
use demand, and the developmental changes wrought by the COVID-19 pandemic. As the proposed 
amendments substantially change the DOZ parameters, unlike the scope of the previous amendments, 
the City has submitted for a SDGEIS to account for any adverse impacts to the surrounding environment. 

The major modification to the DOZ would be the addition of a new zone, DO-7 – Waterfront District, 
on a 21-acre section of downtown New Rochelle, centered on the Echo Bay waterfront and bordered by 
Echo Avenue, Huntington Place, Main Street (US Route 1), and Le Fevres Lane. This area consists of 
an auto dealership and multiple parcels of City-owned land, including the former DPW yard, armory, 
concrete plant, and marina. Mirroring the other DO zones, the DO-7 district would be an optional set of 
regulations overlaid above the existing zoning of the site that provides development incentives if 
applicants subscribe to certain form-based standards and provide community benefits. The majority of 
the standards and benefits that apply to the other DO zones would apply to the DO-7 zone, but a 
Waterfront Activation area is prescribed as part of the DO-7 zone that would provide continuous public 
access to the Echo Bay waterfront between Echo Avenue and Le Fevres Lane in the form of a promenade, 
boardwalks, and trails. Public building frontages would be required to face this waterfront activation 
area, much as active building frontages are required along significant streets in the other DO districts. 
The DO-7 zone would be included within the Central Parking Area, matching the parking requirements 
for the other DO districts. In addition, the armory building is proposed to be set aside for uses such as 
an event center or performance space, and shoreline remediation policies are proposed to provide flood 
protection and to reclaim the natural environment around Echo Bay. 

In order to accommodate the increase in land use potential within the DO-7 district, and also to account 
for the increase in residential demand within New Rochelle as a whole, the City proposes to amend the 
TDS to adjust the commercial square footage and residential unit allotments throughout the DO districts. 

Archived File - May Not Be ADA Compliant



Referral File No. NRO 21-006 – Downtown Overlay Zone Amendments 
Supplemental Draft Generic Environmental Impact Statement 

August 2, 2021 
Page 2  

This restructuring would permit 3,000 additional residential units in the downtown in exchange for less 
retail, office, adult care, and institutional square footage. Half of these (1,500) units would be reserved 
for future development on various City-owned properties. The proposed TDS table, including the 
proposed DO-7 district, is shown below: 

 
In addition to the reorganization of land uses within the DOZ, the City is proposing to adjust the building 
heights permitted within the various districts. Height allowances are scheduled based on street frontage 
and site area, and bonus height may be permitted by the City Council. The proposed amendments would 
slightly lower the permitted and bonus heights within the DO-3 to DO-6 districts, to keep the tallest 
development focused within the DO-1 and DO-2 zones. Permitted heights within the DO-7 zone would 
be four stories, with eight stories possible through bonuses. 

Other proposed amendments include provisions to reduce water consumption, adding climate resiliency 
provisions as a community benefit eligible for height bonuses, increasing the monetary amounts of the 
DOZ Fair Share Mitigation calculation, and updating the definitions section of the Code to include 
clarifications and elements established by the new Waterfront District. 

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. Consistency with County Planning Board policies.  

The proposed amendments are generally consistent with the County Planning Board’s long-range 
planning policies set forth in Westchester 2025—Context for County and Municipal Planning and 
Policies to Guide County Planning, adopted by the Board on May 6, 2008, amended January 5, 2010, 
and its recommended strategies set forth in Patterns for Westchester: The Land and the People, 
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adopted December 5, 1995. We commend the City for recognizing the need to adapt the DOZ as demand 
is determined, and for establishing a strong mixed-use focus for this transit rich center.  

We appreciate that the proposed amendments establish a measured approach to recognizing the possible 
effects of the COVID-19 pandemic on land use and social practices. While we believe the shock that the 
pandemic affected upon dense, transit-rich downtowns will eventually abate, we do agree that some 
development patterns may be fundamentally altered. We commend the City for including a discussion 
of these factors within the updated Recommended Action Plan, and for establishing a dialog on how to 
account for possible future changes. 

2. Affirmatively furthering fair housing (AFFH). 
We note that the submitted materials indicate that that the provision of additional affordable affirmatively 
furthering fair housing (AFFH) units (above that which is already required) within new developments 
will no longer be included as a means for developers to receive height bonuses. Instead, developers 
would be able to contribute to eligible down payment assistance programs to receive this bonus. While 
we concur that down payment assistance programs are a viable community benefit, the provision of 
additional affordable housing should not be removed from the list of eligible community benefits. 

While the DOZ has been successful in redeveloping the downtown and increasing the population and 
economic vitality of the City, we have some concerns regarding displacement and the allocation of 
affordable housing. As we have stated in previous letters, the County Planning Board is against 
provisions permitting the off-site location of required affordable housing when new development is 
constructed. We advise the City to remove this provision from the affordable housing section of the 
Code, and include a means to alleviate displacement. 

We also encourage the City to review how developers are implementing the existing affordable housing 
units to ensure that the total housing cost to tenants is, in fact, affordable. We have seen developers 
adding parking and amenities fees that add up to several hundred dollars each month – putting housing 
costs with the right to use the building amenities, out of reach for many lower income households.  

3. County sewer impacts.  
We commend the City for the work conducted during the construction of previous DOZ developments 
to reduce inflow and infiltration (I&I), and for the upgrades that have been installed within the sewer 
system to manage the increased flow. The City should continue to monitor and address I&I as new 
developments are constructed. 

4. Pedestrian connectivity.  
We commend the city for including regulations to create a promenade along the waterfront. This new 
pedestrian connection would establish a secondary means for visitors to access Five Islands Park, as well 
as create a unique feature for downtown New Rochelle. We note that the refurbishment of the armory 
building into an events/performance center could act as a catalyst alongside the proposed promenade to 
convert the area into a new center of activity. 
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While the properties within the DO-7 zone are located within the 15-minute walkability radius from the 
center of downtown, we note that current and proposed automobile-oriented uses along Main Street and 
Huguenot Street separate the DO-7 zone area from the rest of the downtown. Pedestrian-oriented 
connection between the future waterfront hub and the commercial and transit centers is of utmost 
importance in order for the recommended action plan to be fully realized. We recommend that the City 
fully guide the development of this transition area towards pedestrian oriented development, and avoid 
additional drive-through and other automobile-dependent uses. 

5. Universal design. 

We encourage the City to consider the principles of universal design as the development standards and 
form-based aspects of the code are amended. Universal design standards allow all residents and visitors 
to fully engage in our public spaces. Universal design is also an important means of allowing households 
to age in place as well as to allow for persons with mobility issues to visit. Information on universal 
design can be found at: https://www.section508.gov/blog/Universal-Design-What-is-it. 

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/MV 

cc: Marian Pompa, Acting Director of Maintenance, County Department of Environmental Facilities 
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