
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, July 11, 2017 at 7:38 pm in the Frank J. DiMicco Board Room, Village Hall, and 104 Main 

Street, Mount Kisco, New York. 

Members Present: Chairman Doug Hertz 
   Michael Bonforte 

John Bainlardi 
Enrico Mareschi 
William Polese  
John Hochstein (Alternate) 

 
Members Absent: Ralph Vigliotti 

Frank Viteritti (Alternate) 
 
Staff Present:  Anthony Oliveri, Village Engineer 
   Jan K. Johannessen, Village Planner 

Whitney Singleton, Village Attorney 
   Peter J. Miley, Building Inspector 
 
The Planning Board conducted a work session commencing at 6:30 p.m., the following items were 
discussed: 
 
Mount Kisco Commons (Starbucks) – 195 North Bedford Road: Discussion was conducted regarding 
parking, traffic flow, drive-thru access, site modifications and property ownership. 
 
Chairman Hertz stated I’d like to call to order this meeting of the Mount Kisco Planning Board for Tuesday 
July 11, 217, this is our regular meeting scheduled for 7:30, sorry we’re a few minutes late.  First item on 
the agenda is approval of the minutes of June 27th, we do have a majority of the members here so we can 
address this item.  Are there any questions on minutes, has everyone given Michelle their notes, if there 
were any?  Alright, if there are no questions, I’d like to have a motion that we approve the minutes of 
June 27th. 
 
Mr. Bainlardi stated so moved. Mr. Mareschi seconded the motion. 
 
Chairman Hertz stated on the motion, any questions?  Michelle. 
 
UPON ROLL CALL VOTE: 
 
Mr. Bainlardi  - aye 
Mr. Mareschi  - aye 
Mr. Hochstein - aye 
Mr. Polese  - aye 
Mr. Bonforte  - aye 
Chairman Hertz - aye 
 
The motion carried by a vote of 6 to 0. 
 
Chairman Hertz stated alright, the next matter is conceptual application Mount Kisco Commons, also 
Starbucks at 195 North Bedford Road. Would you identify yourself and the floor is yours. 
 

1. Mount Kisco Commons (Starbucks)– 195 North Bedford Road 
PB2017-0343, 69.58-2-1.2 (SBL) 
Site Plan Amendment 

 
Mr. Brad Schwartz of Zarin & Steinmetz; Mr. Michael Stone of Urban Edge; Mr. Alan Pildge, Site 
Designer ; Mr. John Harder of Atlantic Engineering were present. 
 
Mr. Schwartz stated thank you Mr. Chairman, members of the Board, good evening, Brad Schwartz from 
the law firm of Zarin & Steimetz, we represent Urban Edge Properties, the owner of 195 North Bedford 
Road, also known as Mount Kisco Commons, I know you’re all familiar with it.  I am joined tonight by our 
whole team, Michael Stone from Urban Edge, the Vice President of Development and Construction, Alan 
Pildge, the site plan design and John Potter, the traffic consultant for this project.  We are here tonight to 
present at concept proposal to repurpose and redevelop the former Applebee’s building in the shopping 
center as a multi-tenanted building that includes a Starbucks with a drive-thru.  The property is located in 
the CL zoning district, Limited Commercial, in the CL district drive-thru’s are not permitted.  So we know 
that we need a zoning change, a rezoning from the Village Board to permit a drive-thru in conjunction with 
the Starbucks.  We appeared before the Village Board at a couple of work sessions, we are here tonight to 
present the concept plan to the Planning Board to get your initial feedback and thoughts.  What we’re really 
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here for is to get your candid feedback, I know your Board, I’ve been appearing before your Board for 
many years, and you’ve never been shy about giving your feedback, so we’re hoping tonight that we’ll get 
some of your comments on this application.  We think this drive-thru make sense at this site, I know for 
years there have been other drive-thru proposals in the Village, we think this different.  The use will be 
contained in the shopping center, there won’t be direct access to the public roads, that’s the differentiating 
factor that we think warrants close consideration by the Village, including your Board.  I’ll ask Mr. Stone 
to give an opening presentation about Urban Edge, the background as to how this proposal came about, 
Alan will walk through the site plan and John will give a brief high level view of the traffic report. 
 
Chairman Hertz stated very good. 
 
Mr. Stone stated good evening Michael Stone with Urban Edge Properties, I’m the Vice President, as Brad 
said of construction.  Urban Edge has owned the property since about 2007, I should say.  Originally it was 
Vornado Realty Trust about 2 ½-3 years ago, Urban Edge was a spin-off from Vornado Realty Trust of the 
retail holdings of the company. So we have about 90 properties, primarily in the Northeast, but a number 
throughout the United States, consisting of about 17 million square feet, this being one of them.  The 
building as you know, the Applebee’s is currently vacant, their lease got suspended on May 31st, so 
obviously for us and I’m sure for you, we don’t want to see a building site vacant.  As Brad said, we 
certainly want this application be considered seriously and would like to have the Applebee’s come with 
the drive-thru, and that is a condition that they have for opening this location but at the same time we would 
like to get a read, if possible, we’re going through an extending process to find out that [inaudible] so it will 
be useful.  Starbucks interest is very high, we do not have a signed LOI or lease with them because for 
them the drive-thru is part in parcel.  Generally, the great majority of the locations they go now, they are 
looking for a drive-thru as part of their design and operations.  One thing to note about Starbucks is that 
they’re not franchised locations so they only own their operations, so the one that’s downtown and this one 
are corporate, so I wanted to make that notation because they seriously consider their market areas, the 
demographics they did, are based on the fact that they saw this as kind of a lower and upper Mount Kisco 
market and they can clearly support the two location and all of the operations. 
 
Mr. Pildge stated I’m just trying to put something on the screen.  I figured I bring an aerial up, I’m Alan 
Pildge, [inaudible] engineering.  So I thought I’d bring an aerial in just to sort of show you what the entire 
property looks like, I’m sure you’re very familiar with it but as you surely know, there are two points of 
access into the property, one is from Preston Way which is on the… 
 
Chairman Hertz stated I believe there’s a pointer as well, if you wanted to use it… 
 
Mr. Galindo stated no, we don’t. 
 
Chairman Hertz stated we don’t, that was a present from someone else. Well equipped. 
 
Mr. Pildge stated one is from Preston Way, the other from North Bedford.  Let me just, so there are, from 
Preston Way, signalized intersections, signalized intersection with one ingress lane, two egress lanes to 
Preston Way from the center and the same thing occurs at the North Bedford Road, one ingress lane and 
two egress lanes with a signalized intersection.  So that’s where the access into the entire shopping center, 
[inaudible] shopping center and outbuilding here, former Applebee’s here, which is what we are looking at 
for the Starbucks, Stop & Shop here and Target store here.  Let me go to the site plan, there is within the 
site plan itself, so parking for the, this is the current Applebee’s and outbuilding, the parking for the 
outbuilding which is the Starbuck and two other potential users, would be in standard stalls pretty much 
located in the, we’ll call it the southeastern portion of the property, this area of the property.  The curb 
break which is about 125 feet from Preston Way, will continue to provide access for the parking stalls 
which will serve the outbuilding, so vehicles going northbound from Preston Way, will still continue to 
make the right turn to access this parking area or continue further north to both Stop & Shop and Target, 
the parking lot island which is currently here, will remain since it provides circulation control within the 
shopping center.  The proposed drive-thru to the Starbucks, the entry is in the northern portion of it and it 
would occupy what is presently occupied by thirteen parking stalls in this area, with a modification to the 
parking area on the site, to [inaudible] additional parking, additional parking to the rest of the Target store, 
the number of parking spaces on the entire property would actually increase from 820 to 823, the drive-thru 
itself and I’m sure John will describe it further, it will be able to accommodate ten vehicles in the drive-thru 
lane, the access to that drive-thru is identified with signage being placed along the north side of the 
circulation drive, additional signage here, so the entry would be from this lane, this parking aisle into the 
drive-thru itself and once done, once leaving the Starbucks, just northern portion of this building, the driver 
can either turn right towards North Bedford Road or turn left down towards Preston Way.  The current 
Applebee’s the former Applebee’s building has a footprint of about 5,400 square feet, the new building 
would have a footprint of about 6,270 square feet and the building actually extends about 22 feet further to 
the north on side because what it’s doing is occupying space which is presently enclosed and that’s where 
the dumpsters are going to go so that’s how that space will be done and there’s actually a reduction in space 
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on the west side by about eight or nine feet, it actually provides a wider pedestrian sidewalk.  And with that 
that’s essentially what the site plan will look like, I will [inaudible]. 
 
Mr. Schwartz stated do you have renderings showing… 
 
Mr. Pildge stated I do… 
 
Chairman Hertz stated Alan, before you switch over, you’re losing, I think you said thirteen spots in this 
specific location of the drive-thru, are they being gained on the site? 
 
Mr. Pildge stated the gain on the site is, this is not parking right here, we’ll gain fourteen spaces here, 
there’s some addition parking being gained west of Target, it’s a currently paved area. 
 
Chairman Hertz stated gotcha. 
 
Mr. Bonforte stated that’s where the trucks hang out now. 
 
Mr. Pildge stated this was the former, this is the current dumpster enclosure.  It’s actually being placed here 
which we are trying to access as well? 
 
Jan Johannessen stated is that a new patio in the back of the building, between the building and [Route] 
117? I think there was some tree removal proposed. 
 
Mr. Pildge stated there really isn’t any tree removal being proposed there. 
 
Jan Johannessen stated there is a tree removal plan for those trees to be removed. 
 
Mr. Pildge stated yeah but there’s, the real space for, I’ll say for outdoors is located on the west side of the 
building. 
 
Jan Johannessen stated but there is a tree removal plan that shows a number of trees to be removed in that 
area.  Is that patio existing? 
 
Mr. Pildge stated there’s a portion of the patio that does exist, there is also some patio over here as well that 
is being removed on the south side of the former Applebee’s.  I will say that there’s additional landscaping 
being placed here and say the curb line which presently exists in these two spaces, is going to remain 
exactly in the same location and there’s additional landscaping that’s being proposed to supplement the 
trees that are there to provide additional screening into the property. To show you, this is the view from, 
this is a rendering of what the out building would look like from the intersection of Preston Way and North 
Bedford Road.  This would be view towards from the northwest looking towards the building, the drive-
thru is shown, here this is access, the pick-up area for the beverage would be here and showing the 
Starbucks logo here and the two other retail space filling out the outbuilding.  This is the view from North 
Bedford Road, looking south or slightly southwest towards what would be the, behind the additional shrubs 
and supplemental planting back towards where the Starbucks was. 
 
Jan Johannessen stated that’s currently parking? 
 
Mr. Pildge stated that is currently parking, correct. 
 
Mr. Mareschi stated will there be seating outside? 
 
Mr. Pildge stated there will be seating outside, its on the west side of the loading, that’s where it’s being 
contemplated. 
 
Mr. Mareschi stated just the front? 
 
Mr. Pildge stated yes, just the one in the front that is correct. In the back is really just for, the walkways are 
really just for access to in back of the building or servicing. 
 
Mr. Schwartz stated so we know if this application was to go forward there would obviously be a full 
SEQRA review before your Board but John has prepared a preliminary traffic report. 
 
Mr. Galindo stated can you please use the microphone? 
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Mr. Schwartz stated while Alan is putting up the plan, I’m just going to say we understand that if this is to 
go forward, there will be full SEQRA between the Village Board and the Planning Board but John has 
prepared an additional preliminary traffic report, that is what he’s about to summarize tonight. 
 
Chairman Hertz stated very good. 
 
Mr. Schwartz stated so all these issues, the traffic, the landscaping, that would all get flushed out during the 
sit plan, we’re here to give you sort of a high level concept. 
 
Mr. Harder stated I’ll keep it moving, I’m John Harder with Atlantic Traffic, I’m a principal, I’ve been 
there about 23 years, licensed as an engineer in this state and five others.  We were asked to look at traffic 
preliminarily as was indicated, our report focused on three topics, traffic generation or trip generation for 
Starbucks, parking demand and then also the drive-thru queuing, which is critical.  I think the main point 
has been made already that it is a unique design that it’s an outparcel, not a standalone site so that the drive-
thru the way it’s been configured is well within the side and along the perimeter of the eastern side of 
Mount Kisco Commons where there is less activity and no potential to back up onto any main circulation 
aisles or certainly not to any access points.  The proposed increase of the building area that was outlined is 
about 750 square feet, to put that in perspective, the overall center is about 190,000 square feet, just over 
that, so we’re talking less than a 1% increase in building area.  So from a trip generation perspective traffic 
engineers rely on the Institute of Transportation Engineers or ITE to make projections.  One way, which is 
typically done for a shopping center is simply to look at the building increase in area as indicated it’s a very 
small component, so we took that calculation, we varied almost negligible net increase, so we looked at a 
more conservative method using ITE and looking at individual land uses for the out parcel building, today 
it’s a high turnover sit down restaurant and in the future it would obviously be a Starbucks with a drive-
thru, so we used that land use with an ITE, a restaurant with high turnover sit down anticipated and then 
some general retail space and we, using that trip generation method we also rant calculations which are 
much more conservative, however we were still finding that the four peak hours we looked at, morning, 
three on a weekday, morning, lunch and evening and then Saturday midday, we found that the highest trip 
generation increase was around 90 trips in an hour over the existing outparcel, which is under what ITE 
defines as a significant increase and then you distribute that over two, there’s actually three access points at 
this site because there is an egress, a right turn out, shown there on Preston Way, we would be distributing 
that to even further below a significant increase, so in terms of trip generation the increase would be 
modest.  Also, the peak of the site at the Starbucks itself, at the outparcel, would be on a weekday morning 
which is really compatible with the shopping center because during that time, if you look at the overall 
shopping center trip generation calculations from ITE, that period is about 20% of the other three peak 
hours that we looked at midday and weekday evening and then Saturday, so it works well with the existing 
shopping center. In terms of parking, we went out and did a parking demand study, we had the opportunity 
to do that at the end of last year during the holiday season, so we studied, let’s see, Friday, December 23rd 
in the afternoon, late morning, afternoon hours and into the evening and then Saturday, December 24th from 
10 am to 3 pm, so we looked at the peak holiday period and we examined, if we take the main north south 
aisle, circulation aisle and we examined between to the east of that, the area of roughly just over 200 
parking spaces, and we broke them up into individual rows, so we could look at the demand throughout that 
area and we found a maximum parking demand occupancy of 78%, even though we were at a holiday, 
worst case period, time of the year.  So that finding is positive and the we did find available parking in the 
area of the proposed Starbucks and outparcel and the parking requirement as calculated by Alan and I 
believe only goes up 2% with the change of the outparcel, so we don’t expect a notable change in parking 
demand over what is there today, the generation with this Starbucks, is the reason the parking demand 
doesn’t increase in because of the drive-thru itself, will instead of the need for additional parking, the drive-
thru will serve that, will not increase the demand.  For the drive-thru operation itself and unfortunately you 
can’t ITE and look up what is the Starbucks drive-thru stacking appropriate for a suburban location such as 
this, we actually went and found a comparable site for Starbucks, the Cortland Manor Starbucks, which is 
located at 3025 Main Street, New York State Route 6, and we found that to be a comparable site because it 
is located within a retail area, not quite as big but it did share adjacent to other retail and also the average 
daily traffic we looked at is comparable so the Mount Kisco site here, North Bedford, the ADT by DOT 
was around 17,000 vehicles a day, whereas the Cortland Manor site Route 6 is about 19,000, so good 
comparison, not too far from this site, so we looked at that facility and we studied again in early December 
and early January and at various peak hours and we found a maximum vehicle queue of eight during a 
Saturday peak hour, the morning, the weekday morning is only six at that facility.  Again, Alan described 
it, the storage we have for the drive-thru is ten vehicles in our drive-thru design which will exceed the 
demand we saw at the Cortland Manor site, and in the event it were to go any further, it would store within 
an aisle along the perimeter, east perimeter of the Mount Kisco Commons.  So given those various traffic 
factors, the trip generation, the parking, the drive-thru, I think this site is well designed to accommodate the 
change to the outparcel.  Thank you. 
 
Chairman Hertz stated thank you.  So, Brad, I think I’m going to address these comments to you but its 
obviously to the applicant, you know, as a whole, so we’re, we chatted about this during our work session, 
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we’re a little bit at a loss as to how to give you proper feedback because we have some very conflicting 
things here.  Obviously this is not allowed as of right, zoning does not allow this.  So, we, what we I think 
would like to do is give you feedback about your specific site, as if there was a change to zoning so that we 
can give you legitimate feedback if you will, about how we feel about your specific site.  There was 
discussion and I think you’ll hear it continue about the propriety of going too deep into this without 
understanding and I know, we don’t want to put you between a rock and a hard place, obviously we don’t 
know the feeling of the Village Board whether they wish to or do not wish to entertain the zoning text 
amendment, change.  I’ll further make the statement that the Village is entering into a comprehensive plan 
review and I for one, am reluctant to suggest zoning changes when we’re about to embark on a wholesale 
review of the Zoning Code for the Village but that being said, you’re here conceptually because the Village 
Board asked you to get feedback from the Planning Board and I respect that.  So what I would like to do is 
open this up to members of the Board to give you their input as to what they think about and again, we 
understand that we haven’t vetted the material you’ve provided, it preliminary, you know we haven’t had, 
we’ll take your information at face value because that’s what we have at the moment.  So what I’d like to 
do is give you feedback on your specific site as if it were something that were allowed and we were in the 
position of actually being able to review, which we’re not at the moment, as you know, by Code and then I 
think we may want to have a discussion as to the larger concerns that this Board may have about what this 
application could engender for the Village as whole.  So with that, I’ll open it up to Board members with 
either comments or questions on this specific application at this site and how we think it functions or does 
not function as a change to the existing site plan, so would anyone like to jump in on that. 
 
Mr. Bonforte stated I’ll go ahead, mostly for John, on the traffic report, I had some just questions, there was 
a five minute maximum, I think you know what I’m referring to, when you’re queuing up the cars, 
described a five minute increment for the vehicle queue demand, is that typical for a drive-thru or is that an 
ITE criteria? 
 
Mr. Harder stated that was actually, normally its just a period of a count, so normally when you do traffic 
counts you would use fifteen minute intervals, doing a manual count at an intersection.  That, when you’re 
looking at a drive-thru, you want to take a smaller, an even smaller increment so you can look at things 
even more closely.  So we actually collected the data, so every five minutes, that highest queue that was 
observed, so you would know that maximum drive-thru, so it doesn’t relate to how long a transaction takes 
at the drive-thru, its simply the amount of time the data is collected. 
 
Mr. Bonforte stated thank you and I had one other more comment than anything.  Being a resident and 
frequenting the site and shopping there, not necessarily at Applebee’s, I just want to go up to the Board to 
be really clear with this.  So I find difficulty when I’m in this area over here parking and I’m exiting and I 
exit on Preston Way to go to that side of town, Mount Kisco, right.  I find if we, if you could just slide this 
up a little bit, yeah, here, there’s a lot of traffic coming in here and in here if I ever try to exit to that 
opening there, I have a lot of difficulty.  So I just wanted to point out, I don’t know what this is, whether 
that’s there or not but I typically stay away from that and every time I go that way out to go this way and 
that way, I find it very difficult, so I end up rolling back, back tracking to where the 90º or exit is where 
you have that red arrow up top.  So I just wanted to point that out, something I find sort of tedious and 
difficult, so maybe there’s way to improve that but I also urge you to sort of look at that at some point, if 
you can with your own car, exiting from where that point is I just talked about, I just find it difficult. 
 
Mr. Harder stated so the left turn onto Preston Way driveway, is that what you’re describing? 
 
Mr. Bonforte stated if I’m exiting from, excuse me, because your plan here is most likely going to send cars 
to here, I find that cars are accelerating here, this turn here is actually very hard to negotiate and then I find 
if there’s other traffic in here that could cause a bit of a tie up here for the egress versus here.  I always find 
this to be much more accommodating. 
 
Mr. Harder stated a few things on that, Alan and I looked at this.  Today… 
 
Chairman Hertz stated can I just ask you to jump back to the mic, just so that we can, so the public can join 
us with this. 
 
Mr. Harder stated a bit of an unusual situation where there’s an aisle today we’ve actually tried to increase 
this small, what’s called a throat to the Preston Way driveway on this cross aisle opening.  Today, we’ve 
added parking along to the east of this raised island and today that does not exist and there’s actually an 
aisle even closer to the Preston Way driveway, so we were trying to get a little more separation in there.  
And Alan and I did take some sample traffic counts in this area and looked at the vehicle queuing and we 
were thinking could we relocate this opening and we just found that its really at its best spot because it 
stays away from the queue at this onsite island and then the backup from the signal.  But I hear you and I 
can see that that’s a tough move during peak hours. 
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Mr. Bonforte stated not ideal. 
 
Mr. Harder stated so we can think further about some other options. 
 
Mr. Bonforte stated and again especially in light of putting in a drive-thru, so it’s just adding traffic flow 
into that spot and I think it needs more attention.  Thank you for already being aware of that. 
 
Chairman Hertz stated I’ll jump to other Board members but just to break the ice a little bit more, I’m 
happy to give you feedback of this one member.  So from the specifics on the site, I think this is one of 
those rare and unusual sites where I think it does, you’re traffic queuing and everything else does function 
on site, so I have no large objection to how this would function, I think this is well designed, I think Mr. 
Bonforte brings up a very good point about the egress you know, once we, you know certainly access 
works nicely, egress is definitely, I’ve experienced the same thing trying to navigate that one moment but 
overall, I do think that at least experientially, some of your traffic ideas are consistent with my experience 
in Town, this will typically add volume, morning commute time, where the site is not particularly heavily 
used and there are other positives to that and you know just taking, without doing a critical review of that 
material, it does not seem like you’re making significant negative impacts.  The one concern is the slightly 
higher traffic counts, so we’re all during certain hours, and we’d have to look to see if those numbers are 
significant with the overall and the traffic on North Bedford Road, as well as Preston [Way] and I don’t 
know how, what those numbers look like currently.  My larger concern as a intimated, I think earlier is the 
concern that you know, currently there’s a prohibition for drive-thrus for all retail throughout the Village, 
while this site might be perhaps the best site in Town for this to work, I would be concerned about in 
general a text change to the Zoning Code that would allow these things without having that fully and 
carefully studied for all the zones in which it could apply and what those locations would be across the 
Village.  So, while I think you rightly are bringing forth a very specific application for a specific case, it 
brings, it would open up a question that will require a Village wide study and obviously that would be up to 
the Village Board to initiate that whole process.  So, I’ll make that statement that I’m neither in favor of or 
against that text change amendment or that zoning change that would be required because it simply hasn’t 
been studied yet.  I’d be reluctant to make it a blanket, this would be great here without also you know 
having a caveat that we should really understand it from a Village wide perspective before we make that 
recommendation.  But from looking at the specifics of the site and what you’ve presented at least under the 
conceptual review, I don’t really have a problem with this site.  Other members, thoughts, concerns? 
 
Mr. Bainlardi stated sure, I’m in kind of the same place as it relates to this site as Doug is, I don’t see any 
compelling reason at this point, obviously it would subject to a deeper dive on the traffic analysis and 
ultimately on the site plan review to tweak what we can tweak here or there to make it better but big 
picture, I have no issue at all with the idea of introducing a drive-thru, particularly a drive-thru that appears 
to demonstrate that all of the queuing of the traffic would be contained 100% within the site and would not 
likely have an impact on the points of ingress and egress, or certainly would not have an impact, it appears 
at this point, on the past traffic on the state right of way.  You know, again, just qualify that statement by 
having our traffic consultant review this, I do have some experience with reviewing this and I’ve read 
through this and I do note that it doesn’t appear that you have actual traffic date at this point for what’s 
actually going on, on the site as it currently sites.  You’re relying at this point on the ITE date? 
 
Mr. Harder stated correct and the research on the drive-thru and then the only actual site data is the parking 
demand data. 
 
Mr. Bainlardi stated you know again, I think this would need to be supplemented on some level, I think it’s 
workable, I have no objection.  On the issue of the grander scheme as it relates to the Village and the 
changing of the zoning, my general philosophy with respect to restriction is less restriction is better, 
typically, as long as you can prevent the types of the things that you need to prevent from a Planning 
perspective or from an operational perspective so I would be inclined without the benefit of a study at this 
point, having been conducted by the Village or anyone that I’m aware of, that we not have the prohibition 
on drive-thrus as a blanket prohibition and that we try to find a place where we can have objective criteria 
for the establishment of a drive-thru and if your site an accommodate it then it can accommodate it, if it 
can’t, it can’t.  So I would be inclined to look for opportunities to say yes provided there’s no compelling 
reason to say no, and that would be my position. 
 
Mr. Mareschi stated are the hours the same for a drive-thru, the hours of operation? 
 
Mr. Stone stated are the hours the same for the drive-thru as the internal space? 
 
Mr. Mareschi stated correct. 
 
Mr. Stone stated yeah, they generally are open the same hours as the store itself. 
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Mr. Mareschi stated okay. 
 
Mr. Polese stated is the incremental parking on the northwest corner is that? Is that additional parking or is 
that existing? 
 
Mr. Bonforte stated its not there. 
 
Mr. Polese stated it’s not there now. 
 
Mr. Bonforte stated it’s definitely not there now, I know that as a fact. 
 
Mr. Polese stated and is that practical relative to how stuff is loaded and unloaded today, would that 
materially change? 
 
Mr. Pildge stated it is currently a paved area, it’s like the parking stalls just stop there, it’s really outside of 
where the loading occurs, the loading is really towards that corner there so I do think it’s a feasible location 
to have additional parking. I too have come past the center in those days in December as well, just to 
observe and I certainly saw people parking in that portion of the property, probably people with newer cars 
because they certainly didn’t want anything showing up on the sides of their vehicles but there were cars 
parked there. 
 
Mr. Polese stated just the velocity of stuff going in and out, going into Target, it’s just more often than not 
on a Saturday and anytime of the year its occupied by semi’s or tractor trailers or delivery trucks, so you 
know the utilization, I question the utilization by visitors.  But even if it is there, was there any thought 
given to expand an entrance, I guess the employees are a good… 
 
Chairman Hertz stated well employees are already required by the original site plan approval to park in the 
rear of the facility, something that does not exactly occur. 
 
Mr. Pildge stated that’s not occurring, is that what you’re saying? 
 
Chairman Hertz stated that’s not our, our belief is that employees are not parking in the back. 
 
Whitney Singleton stated I believe, if I’m not mistaken, to jump in on this, there’s a reason why those 
parking spaces were not made parking spaces because if you look at the parking spaces at the northern end 
of the property behind the Stop & Shop, those are all impervious parking spaces and they needed those to… 
 
Anthony Oliveri stated pervious. 
 
Whitney Singleton stated I’m sorry, pervious parking spaces and those were needed in order to meet the 
parking demand for the site which meant that the other ones were prohibited as not meeting the Village 
regulations.  So where you’re proposing to put parking spaces was deliberately excluded as parking space 
by the Planning Board for some reason, I don’t recall what it was though. 
 
Chairman Hertz stated we might have to go back to the original… 
 
Whitney Singleton stated and just one other thing, this is not your site plan, this is just a portion of your site 
plan.  The entire site plan needs to be before the Planning Board when you come back.  There’s another six 
acres of land that needs to be part of this application. 
 
Jan Johannessen stated how do the delivery trucks circulate the building, like which way do they come?  
From 117 side or from the west side? I’m just wondering if that area that’s proposed to be parking… 
 
Whitney Singleton stated I can answer that. 
 
Jan Johannessen stated that area that’s proposed to be parking is presently striped now, I’m just wondering 
if it’s needed for turning radius of delivery trucks. 
 
Anthony Oliveri stated for turning… 
 
Mr. Schwartz stated Alan, you showed that what, compensated for some of the spaces that we lost, that was 
the reason for putting this, we’ll evaluate the comment and its good that we hear the comment on the 
appropriateness to those space, they may not be permitted or functionally may not work. 
 
Chairman Hertz stated this is the, I would encourage everyone here to give your honest and candid opinion 
because that’s what they’re here for. 
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Mr. Bonforte stated I have only one other question, I’m curious maybe more, at this stage of the process is 
just, the other two tenant haven’t been named and not that I’m looking at the exact name but what kind of 
traffic they can generate, so I’ve seen plenty of locations in let’s see the tri-state area where you have a 
Starbucks or a Dunkin’ Donuts and you have two other tenants… 
 
Mr. Mareschi stated two drive-thru’s… 
 
Mr. Bonforte stated not two drive-thru’s but just other tenants where and I’m thinking of one I used to go to 
with work, where there was a very high volume burger chain next to a Starbucks for example and that 
caused the queuing to be out of whack in this particular location.  Now it was in a much more denser 
location in Queens but anyway, my point is, do you know and are you taking that into account because that 
would be something that I would be concerned with if you said there was another really high use tenant for 
that, you know, sit down restaurant and then that other space was undetermined, right?  Just a general 
comment or concern, if you could provide. 
 
Mr. Harder stated I would say that we have addressed that concern, as I mentioned to you, look at the trip 
generation just based on the overall shopping center area and instead we’ve looked at the individual uses of 
the three tenants and the trip generation is quite high with a 90 trip increase over even what’s generated by 
the Applebee’s so we are looking at conservative trip generation in this case. 
 
Mr. Bainlardi stated what they did Mike, is they have assumed one space would be used for retail, one 
space would be used a restaurant, one space would be used for Starbucks. 
 
Mr. Bonforte stated okay. 
 
Mr. Hochstein stated my only concern is having everyone go to the drive-thru, they’re essentially going 
through one of the exits to Stop & Shop and there’s a little bit of incline there and a lot of people when they 
come out of the store, they kind of really go down that incline and just having everyone that’s going to the 
drive-thru has to go in that one direction, that one area, its just, the traffic pattern, you’re forcing everyone 
that way, safety… 
 
Mr. Harder stated are referring to the perimeter island? 
 
Mr. Hochstein stated where you have your drive-thru signs here on the right side… 
 
Mr. Harder stated we’re directing traffic to this aisle here. 
 
Mr. Hochstein stated yeah and right there is an exit, maybe, I don’t 10, 20 feet where those signs are to the 
south and you’re forcing cars that coming from the Preston Way side to go that way and the reason you’re 
forcing cars that way is because of the drive-thru, so having that drive-thru as that variable, you’re making 
everyone that wants to use the drive-thru go that way. 
 
Mr. Harder stated would it preferable to direct them to this, to the aisle to the south. 
 
Mr. Hochstein stated I mean even before that, I don’t know if you can reconfigure how, maybe you can 
make it a four-way intersection instead of a three-way… 
 
Mr. Harder stated well I was just making a sketch because of the mention of the concern of the outbound 
movement here, just a thought since we’re talking ideas, making this an inbound and potentially making 
this one way outbound and that would help get that left out of this area back onto Preston Way driveway 
further away from the queuing at the light and then it’s at a consolidated intersection, is one thought, I don’t 
know if that’s… 
 
Mr. Hochstein stated because you’re making it, like that whole area just becomes even more busy from cars 
essentially coming from Target and stop & Shop, they have to go through that three-way intersection and 
then now adding the beginning of a drive-thru, where cars are going to start to go towards the drive-thru, 
you’re adding the extra. 
 
Mr. Harder stated what we could do is it this became in only for instance we could direct traffic entering 
the site here to use the drive-thru and gain access through this instead of having them go through this on-
site main intersection, on site. 
 
Mr. Hochstein stated right. 
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Mr. Bainlardi stated and you’d eliminate that left hand turn coming out which put everybody back into the 
main intersection. 
 
Mr. Harder stated correct, so this would be in and then this we would make an outbound, one way, just one 
way I was thinking… 
 
Mr. Bainlardi stated possibly. 
 
Mr. Harder stated to simplify that intersection, I’d rather not have maybe more lefts you know, coming 
southbound making a left, so if we just make this outbound, it might simplify that busy intersection. 
 
Mr. Bainlardi stated this is certainly not something that we need to resolve tonight one way or the other but 
these are all things that as we get into a little bit more formal, if it comes back, then. 
 
Mr. Polese stated I mean I just, I agree or share the same sentiment that the Chairman and Mr. Bainlardi 
have with the property, it looks doable, you’ve got other compelling issues that require as much thought 
and action and execution, so I think that’s how I feel. 
 
Chairman Hertz stated so with that Brad, I’d like to say that within the limited scope of what we can do, I 
think what you heard tonight was a range of opinions on how we feel your specific site could work and I 
think we’ve heard some general positive sense that this specific site can work.  I am concerned about how 
this can move forward because you’re in the CL zone, a great deal of the businesses are also in that zone 
throughout the Village, any change to allow drive-thrus within that zone would open up possibly a flood of 
applications and business changes which could have a significant change to the character of the Town.  So, 
I think its something that if the Village Board were to adopt and were to ask us our opinion, we would 
suggest to do it methodically and with proper planning and with proper input from the public.  That being 
said, if the Zoning allowed for it tonight, I think what you’ve heard is you probably have a workable site to 
make this kind of thing happen.  Beyond that, I don’t know how we can help you. 
 
Mr. Schwartz stated that was perfect. 
 
Mr. Mareschi stated the zoning has to be change. 
 
Mr. Schwartz stated and we’ve heard that same slippery slope comment at the Village Board, so we get that 
and to your point that any potential zoning text amendment would have to have specific objective criteria 
that is framed in such a way that doesn’t allow for other sites that would present different impacts to take 
advantage of that same zoning.  One fact that I learned tonight that I need to hear more about is that the 
Village is about the embark on a Comp. Plan process and I want to learn more about that and how we can 
possibly fit into that overall, you know look at… 
 
Chairman Hertz stated my understanding is that that RFP is already out, that Jan or Whitney, could you, do 
you know where we stand or where the Village stands in its Comprehensive Plan. 
 
Jan Johannessen stated they interviewed the Planning firms and they’re in the selection process. 
 
Chairman Hertz stated okay, so we’re at the point where you know that will begin but as you know… 
 
Mr. Schwartz stated takes time. 
 
Chairman Hertz stated that could be, we’re at the very beginning, I mean we’re just pre-beginning of that 
phase, that could be one to two year process, so I don’t know if you’re coming at a really opportune 
moment or a really awkward moment, you’ll have to make that determination. 
 
Mr. Schwartz stated we hear you, thank you.  With all sincerity, this was exactly the feedback we came 
here for tonight, so thank you. 
 
Chairman Hertz stated you’re very welcome. 
 
Mr. Mareschi stated thank you. 
 
Chairman Hertz stated we have a conundrum as you might imagine which is we’re very invested in making 
sure that this site and in all site in the Village are successful and we can do what we can do within in the 
larger scope of good planning.  So we wish you the best the success and we know that there are a number 
of hurdles ahead for you on this.  Alright, if there’s nothing else, thank you and this was conceptual, we’ll 
wait to hear if you come back with a formal application. 
 



Planning Board Meeting Minutes 
July 11, 2017 Minutes Page 10 

 
Mr. Schwartz stated thank you, good. 
 
Chairman Hertz stated very good, thank you very much.  Moving on we have nothing on our discussions 
and nothing on our correspondence.  Do any Board members have other matters they need to bring up that 
are not on the agenda? 
 
Mr. Mareschi stated no Chairman. 
 
Chairman Hertz stated very good, with that I’ll entertain a motion to close the meeting. 
 
Mr. Bonforte stated I’ll make the motion to close the meeting Chairman. 
 
Chairman Hertz stated do I have a second? 
 
Mr. Mareschi stated I’ll second that Chairman. 
 
Chairman Hertz asked for all in favor.  The motion carried by a vote of 6 to 0. 
 
The meeting adjourned at 8:31 p.m. 


