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Site Plan Approval 
Dear Mr. Lavalla: 

The Westchester County Planning Board has received a site plan (dated December 9, 2020) and related 
materials for a proposed site plan application to construct a new six-story mixed-use building on eight 
parcels totaling 1.1 acres. The site consists of 27, 29, 33-35, 37, 39, 41, and 45 North Main Street (US 
Route 1) (SBLs 142.31-1-11 to 17) and 28 Adee Street (SBL 142.31-1-7). The site has frontage on North 
Main Street, Adee Street, and Abendroth Avenue. The northwest corner of the block consists of three 
parcels that are not part of the project site. The site is located within the CD-5 – Urban Center Character 
district in the Village’s downtown, and is within walking distance to the Port Chester Metro North train 
station. Surface parking associated with the waterfront is located across from the site on Abendroth 
Avenue. The applicant proposes to demolish all existing buildings on the site, including buildings that 
are eligible for the National and State Registers of Historic Places.  
The proposed building is to contain 9,975 square feet of retail space on the ground floor: 7,750 square 
feet along the North Main Street frontage and 2,225 square feet at the corner of Adee Street and 
Abendroth Avenue. In addition, 5,400 square feet of street-level office space for Human Development 
Services of Westchester would be provided in the building along Adee Street. The lobby for the 
residential section of the building would cross through the building with entrances on North Main Street 
and Abendroth Avenue. A 1,569 square foot co-working office would also front Abendroth Avenue. A 
parking garage containing 136 valet-serviced, mechanically stacked parking spaces would be 
constructed in the center of the building with driveway access from Abendroth Avenue. This parking 
area would also include eight self-park spaces for a total of 144 spaces. A bicycle storage room is also 
provided within the garage. 
The second through sixth stories would contain a total of 203 residential units, comprising 50 studios, 
108 one-bedroom units and 45 two-bedroom units. Amenity spaces are provided on the first and fifth 
floors, with rooftop access on a portion of the fifth floor. Other inner rooftop courts are shown on the 
plans, but resident access is not indicated for these other areas. 
We have no objection to the Port Chester Planning Commission assuming Lead Agency status for this 
review. 
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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 and local policies. 

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, adopted December 5, 1995 call for directing new development 
to existing centers where infrastructure can support growth, where public transportation can be provided 
efficiently, and where redevelopment can enhance economic vitality. Westchester 2025 also calls for the 
protection of historical and cultural resources and notes that development should be consistent with 
defined community character. 

While the development would direct an appropriate level of residential and commercial density to the 
downtown area, the development would greatly alter the defined community character of North Main 
Street, which is eligible for State Historic District designation and is lined with buildings on both sides 
that are eligible for the National and State Registers of Historic Places. The development would replace 
several historic buildings with a much taller structure that, due to its length, will comprise most of the 
block that it is located on. This will create a visual mismatch for North Main Street where one side of 
the street will continue to have buildings that are historic in appearance while the other side contains a 
modern, monolithic structure that is more than 300 feet in length. This six-story building will be much 
taller than the surrounding buildings and will not preserve any of the site’s existing architectural features.  

We point out both the Village’s Comprehensive Plan and the Port Chester Strategic Plan call attention 
to this area as a priority for the protection and preservation of architectural character. The Comprehensive 
Plan recommends producing design guidelines for future development along this portion of Main Street 
and advocates for its designation as a State Historic District.  

2. Affordable housing. 
The submitted materials do not indicate how the proposed development would comply with the Village’s 
affordable housing ordinance. Under the zoning code, 10% of the total number of dwelling units shall 
be set aside as affordable affirmatively furthering fair housing units. We encourage the applicant to work 
with the Village to provide as many affordable units as possible in the proposed development. 

3. County sewer impacts. 

The proposed development will increase sewage flows from this site into the existing infrastructure. The 
increased flow will add to the volume of sewage flow requiring treatment at the Port Chester Water 
Resource Recovery Facility operated by Westchester County. Since 2010, it has been the policy of the 
County Planning Board that municipal governments require the applicant to identify mitigation measures 
that will offset the projected increase in flow. The best means to do so is through the reduction of inflow 
and infiltration (I&I) at a ratio of three for one for market rate units and at a ratio of one for one for any 
affordable units. 

The County Planning Board further recommends that the Village implement a program that requires 
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inspection of sewer laterals from private homes for leaks and illegal connections to the sewer system, 
such as from sump pumps. These private connections to the system have been found to be a significant 
source of avoidable flows. At a minimum, we encourage the Village to enact a requirement that a sewer 
lateral inspection be conducted at the time property ownership is transferred and any necessary corrective 
action be enforceable by the municipal building inspector. 

4. Recycling.  

While we note that the plans show a refuse area to handle waste generation, the 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. 

5. Green building technology and bicycle parking. 

We encourage the applicant to consider incorporating as much green building technology as possible 
into the proposed development. We recommend the inclusion of electrical outlets for the charging of e-
bicycles within the bicycle storage area. Bicycle racks should also be provided in front of each of the 
retail entrances.  

6. NYS DOT review. 

North Main Street (US Route 1) is a State highway. The Village should forward a copy of the application 
and the Traffic Impact Study to NYS DOT to identify any required permits for the proposed project and 
to evaluate potential traffic impacts to North Main Street. 

Please inform us of the 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:  

 
Norma V. Drummond 
Commissioner 

NVD/MV 
cc: Lance MacMillan, Regional Director, NYS Department of Transportation, Region 8 

Anne Darelius, NYS Department of Transportation, Region 8 
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