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Memorandum 
 

To: Margaret Uhle  
Building and Planning Department – Town of Eastchester 
 

From: Carlito Holt, PE, PTOE 
Managing Partner 
 

Subject: Kidz Korner Day Care Center 
 

Date: 
 
CC: 

March 30, 2021 
 
Phil Grealy – Maser Consulting 
 

Project No.: 20-060 
 
Provident Design Engineering (PDE) has prepared this Memorandum for the Kidz Korner Day Care 
Project proposed to be located at 189-191 Brook Street in the Town of Eastchester in response to 
comments received from the Town Planning Board, The Town Planner and the Town’ Traffic 
Consultant, as well as from members of the Public who spoke at the recent Planning Board Hearing.  
 
Maser Consulting Memo to the Town Planner dated October 13, 2020  
The Town’s Traffic Consultant, Maser Consulting, provided comments regarding the traffic aspects of 
the Project in a memo, copy contained in Attachment A. For ease of reference, the following lists 
Maser Consulting’s comments followed by PDE’s responses in italics: 
 

1) Maser Comment: Vehicle Turning Track diagrams for vehicles entering and exiting the site 
and the individual parking spaces should be provided by the Applicant’s Engineer to 
demonstrate accessibility. 

 
PDE Response: Turning Track diagrams have been provided by the Site Engineering 
Consultant.  
 

2) Maser Comment: Input is needed from Westchester County since Brook Street is a County 
Road (CR 1). This input is critical relative to the county requirements for the proposed access 
and any sidewalk improvements and other permit requirements. 

 
PDE Response: Discussions have been held with the County and the Traffic Study is being 
submitted to Westchester County for their review.  Based on the discussions with the County, 
their review will focus on the following: 
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 Design will allow vehicles to exit driveway without backing out onto County Road 
 Sight distance exiting driveway and whether any on-street parking spaces have to be 

removed for proper sight distance 
 Any modifications to the County Road or if improvements are necessary 

 
3) Maser Comment: It appears that to satisfy sight distance requirements for vehicles exiting the 

site, some on-street parking may have to be removed. The proposed sight lines need to show 
on the site plan and if necessary, any parking space removal should be discussed with the 
Town Board. 

 
PDE Response: Sight Lines are shown on an aerial photo in Attachment B. Consistent with 
other driveways with on-street parking, the on-street parking can limit the sight distance 
exiting the driveway, which could require a driver to advance slowly out of the driveway to 
come to a point to see a proper distance.  As the driveway will only serve two employee spaces 
and the ADA space, there will be very limited activity exiting the driveway.  PDE recommends 
that upon construction of the site driveway a sight distance analysis should be performed in 
the field with representatives of the Town to determine if any on-street parking needs to be 
eliminated.  At most, the parking space located immediately east of the proposed site driveway 
may need to be eliminated.  This will allow an exiting vehicle to clearly see a vehicle 
approaching from the east and then can inch out to see around the vehicle parked immediately 
west of the driveway.  It should be noted that the proposed site driveway is being constructed 
where a driveway currently exists.  
 

4) Maser Comment: A detailed schedule of the proposed pick-up and drop-offs as well as a 
traffic management plan describing the procedures should be prepared and submitted to the 
Board to ensure that the proposed operation and procedures for pick-up and drop-off are both 
clearly defined. This should also be made a condition of any site plan approvals. This is 
important to be able to understand the drop-off/pick-up procedures, especially to help limit the 
need for pedestrian crossing of Brook Street in this vicinity. 

 
PDE Response: The Applicant has provided a pick-up/drop-off schedule that is broken down 
into 10-minute intervals (see Attachment C).  This further identifies which pick-up/drop-offs 
are siblings (meaning 1 vehicle picking up/dropping off multiple children).  Based upon this 
summary, it was determined that three (3) parking spaces would be able to accommodate the 
pick-up/drop-off operations. This is an update from the February 8, 2021 Memo submitted by 
PDE, based on the more detailed information provided by the Applicant.  Additionally, the 
Applicant will memorialize the 10-minute pick-up/drop-off time designated for each family in 
the contract they sign when enrolling their children.  In order to accommodate the three (3) 
pick-up/drop-off spaces, it is recommended that the two on-street metered parking spaces 
along the project site frontage be converted to five-minute only spaces during the drop-off and 
pick-up times and then be used for the public at all other times. The third space can be 
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accommodated via the curb return for the proposed driveway (see Attachment D).  The 
driveway would be coned off during pick-up/drop-off times.  These parking spaces would be 
on the same side of the street as the day care facility to allow pick-up/drop-offs to occur 
without pedestrians crossing Brook Street.   
 
In order to ensure that parents are picking up and dropping off on the north side of Brook 
Street, the Applicant will include this requirement in the contract.  The contract will include 
an exhibit illustrating how this circulation pattern would need to occur (see Attachment E).  It 
is noted that the majority of parents currently arrive from the east so the number of parents 
that would need to perform the more circuitous route is limited.   
 
The majority of the adjacent commercial properties are served by off street parking and do 
not require use of on-street parking as illustrated in Attachment F.  Additionally, the day care 
parking demand would occur outside of the peak parking demands for the residential and 
commercial properties, which occur during weekday evenings and weekends when the day 
care facility is closed. 
 
The Applicant has confirmed that only 6 full-time employees currently require long-term 
parking.  This can be supported by the two off-street parking spaces provided at the Project 
site, as well as additional permit parking at nearby municipal lots.  The Applicant has secured 
two parking permits in the municipal lot at the southwest corner of Brook Street and White 
Plains Road.  Unfortunately, there are no additional permit parking spaces currently 
available in this lot; however, the Applicant would request that two metered spaces be 
converted to permit parking spaces between the hours of 8:00am to 5:00pm on weekdays in 
the municipal lot at the northeast corner of White Plains Road and Ackerman Place.  All other 
times the spaces can remain metered.  This would maximize the revenue generation for these 
spaces since they would be underutilized during the recommended permit parking times. 

 
5) The area street parking survey was conducted during the COVID-19 pandemic. Some 

adjustments and/or justification should be provided so that it is clear that sufficient parking 
availability in the area for this use will remain when traffic levels return to normal. 

 
PDE Response: This section of Brook Street is a combination of residential and commercial 
uses.  Due to COVID-19, there is more residential parking than typical as people are staying 
home to work.  As noted above, the majority of the adjacent commercial properties are served 
by off street parking and do not require use of on-street parking as illustrated in Attachment 
F.   Additionally, the day care parking demand would occur outside of the peak parking 
demands for the residential and commercial properties, which occur during weekday evenings 
and weekends when the day care facility is closed. 
 

6) The proposed site access driveway is aligned nearly opposite Ray Place. It may be more 
appropriate to analyze this as a 4-legged intersection due to the possible turning conflicts 
rather than as two separate 3-legged “T” intersections. This analysis should be provided to 
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better assess expected Level of Service. Also note that since the site driveway and onsite 
parking will not be used by vehicles for drop-off/pick-up, the traffic volumes shown on Figure 
7 and 8 will actually be on Brook Street but will not likely be turning in and out of the 
driveway. 

 
PDE Response: The capacity analyses have been modified to analyze the site driveway as a 4-
way intersection and the Level of Service Tables have been updated. Additionally, the 
analyses were updated to account for adjustments based on traffic counts performed since the 
DeCicco’s supermarket opening (see additional discussion below).  The revised results are 
contained in Attachment G. To be conservative, the Site Traffic was analyzed entering and 
exiting the Site Driveway while the traffic will realistically be remaining on Brook Street and 
utilizing the on-street parking.  The analyses indicate that the intersection will continue to 
operate at good Levels of Service.   

 
7) The analysis should be expanded to include at minimum, a qualitative review of operating 

conditions and to identify any existing issues at the intersection of Brook Street and White 
Plains Road traffic signal (Signal W-51).  

 
PDE Response: The intersection of Brook Street and White Plains Road is a signalized 
intersection with pedestrian signals.   Observations of the intersection of Brook Street 
(Westchester County jurisdiction) and White Plains Road (NYSDOT jurisdiction), indicate 
that the signalized intersection operates appropriately.  The County and the State monitor 
their intersections, especially the signalized intersections.  The operation of the intersection 
was discussed with Westchester County and the County stated that they are not aware of any 
issues at the intersection.  Additional information about accidents occurring at the 
intersection is provided below in response to Comment 8. 

 
8) As noted in the traffic evaluation, 15 vehicle accidents have occurred over a period of three 

years in the vicinity of the site with 10 of these incidents occurring at the Brook Street and 
White Plains Road intersection. The Applicant should further discuss the contributing factors 
and identify any possible recommendations. 

 
PDE Response: At the intersection of Brook Street and White Plains Post Road, there have 
been 10 accidents over the three-year period, thus an average of slightly more than 3 
accidents per year, which is not atypical for a signalized intersection of a State Road and a 
County Road.  A review of the accidents indicates that most of the accidents at the intersection 
were property damage type accidents.  The major cause of the accidents was failing to yield to 
the right of way.  There were 2 accidents involving injuries. 4 of the accidents were right turns 
against other cars, one was a left turn against another car, 2 were right angle collisions, and 
2 were overtaking collisions. As stated above, the County and the State monitor their 
intersections.  It is not anticipated that the proposed Project would increase the accident rates 
at this location.  
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9) Additional information regarding employees and their mode of travel to the site is required to 
ensure that adequate parking is being provided with the plan since the proposed site plan only 
provides two employee and one handicapped accessible parking space. 

 
PDE Response: Many employees will utilize public transportation while some will drive.  
Westchester County BeeLine bus service is provided for the area with bus stops at the 
intersection of Brook Street and White Plains Road. As noted above, the Applicant has 
confirmed that only 6 full-time employees currently require long-term parking.  This can be 
supported by the two off-street parking spaces provided at the Project site, as well as 
additional permit parking at nearby municipal lots.  The Applicant has secured two parking 
permits in the municipal lot at the southwest corner of Brook Street and White Plains Road.  
Unfortunately, there are no additional permit parking spaces currently available in this lot; 
however, the Applicant would request that two metered spaces be converted to permit parking 
spaces between the hours of 8:00am to 5:00pm on weekdays in the municipal lot at the 
northeast corner of White Plains Road and Ackerman Place.  All other times the spaces can 
remain metered.  This would maximize the revenue generation for these spaces since they 
would be underutilized during the recommended permit parking times. 

 
10) Input should be obtained from the Town’s Emergency Service Providers on access to the Site 

and/or any other concerns or requirements. 
 

PDE Response: The Applicant has received feedback from Emergency Services.  The main 
comment pertained to the height of the building, which the Applicant has since lowered to not 
require aerial fire apparatus.  The Applicant will continue to coordinate with Emergency 
Services as the plans/approval process progresses. 

 
Additional Comments/Responses 
 
At the request of the Planning Board to account for the opening of DeCiccos, PDE conducted traffic 
counts at the intersection of Ray Place and Brook Street on December 9th, 2020 to compare the traffic 
volumes to those utilized in the Traffic Study. An illustrative comparison of the traffic volumes is 
contained on the figures in Appendix H.  In both the AM and PM Peak Hour Conditions, the Brook 
Street Through Volumes utilized in the Traffic Study were Pre-COVID counts and were higher than the 
recent counts with DeCiccos.  The turning movements into and out of Ray Place during the Peak AM 
Hour were essentially the same between the Traffic Study and the recent counts.  During the Peak PM 
Hour, the recent counts for the movements in and out of Ray Place were somewhat higher than the 
traffic volumes utilized in the Traffic Study.   
 
Based on the foregoing, PDE performed a No-Build and Build analysis utilizing the Brook Street 
through volumes from the Traffic Study combined with the December 2020 traffic count values for the 
turning movements into and out of Ray Place, as these were the highest combination.  Updated capacity 
analyses and Level of Service Tables for the intersection of Brook Street and Ray Place are contained 
in Attachment G.  Even with the higher through volumes and the DeCiccos turning volumes, there 
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analyses show that there was no significant difference between the No Build and Build Analyses and 
the results were similar to those in the Traffic Study.   
 
As noted above, the majority of the adjacent commercial properties are served by off street parking and 
do not require use of on-street parking as illustrated in Attachment F.   Additionally, the day care parking 
demand would occur outside of the peak parking demands for the residential and commercial properties, 
which occur during weekday evenings and weekends when the day care facility is closed. 
 
Q:\PROJECTS-20\20-060 Kidz Corner Traffic and Parking Study\Memo\Maser Response - Revised.docx 
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MASER MEMO DATED OCTOBER 13, 2020 
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M E M O R A N D U M  

 

 

To:  Margaret Uhle, RLA, AICP 

 

From:  Philip J. Grealy, Ph.D., P.E.  

 

Date:  October 13, 2020 

 

Re:  189-191 Brook Street 

  Proposed Kidz Korner Day Care Center 

  MC Project No. 20003909A 

 

 

We have received a copy of the site plan submission and traffic evaluation for the proposed Kidz 

Korner Day Care located at 189-191 Brook Street. Based upon our review of the information, we 

note the following: 

 

1. The traffic study was performed in accordance with accepted standards analyzing Existing, 

No-Build, and Future Build conditions. The No-Build analysis included traffic for the area 

projects including 5 Ray Place as well as accounting for the anticipated traffic generation 

from the occupancy of the DeCicco’s Supermarket. It should be noted that since the date 

of the traffic study, the DeCicco’s has now opened and it may be beneficial to collect actual 

turning movement traffic volumes at the intersection with Ray Place, especially since the 

site driveway will be almost opposite this intersection. 

 

2. The trip generation for the proposed use is based on data published by the Institute of 

Transportation Engineers (ITE) and appears reasonable based on the description of the 

proposed operation. Note that Table 2 of the study references Land Use 564 and this should 

be corrected to reference Land Use 565. 

 

Other Preliminary Comments and/or Information to Be Further Explored 

 

1. Vehicle turning track diagrams for vehicles entering and exiting the site and the individual 

parking spaces should be provided by the Applicant’s Engineer to demonstrate 

accessibility. 

 

2. Input is needed from Westchester County since Brook Street is a County road (C.R. 1). 

This input is critical relative to the County requirements for the proposed access and any 

sidewalk improvements and other permit requirements. 
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MC Project No. 20003909A 
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3. It appears that to satisfy sight distance requirements for vehicles exiting the site, some on-

street parking may have to be removed. The proposed sight lines need to be shown on the 

site plan and if necessary, any parking space removal should be discussed with the Town 

Board. 

 

4. A detailed schedule of the proposed pick-up and drop-offs as well as a traffic management 

plan describing the procedures should be prepared and submitted to the Board to ensure 

that the proposed operation and procedures for pick up and drop off are both clearly 

defined. This should also be made a condition of any site plan approvals. This is important 

to be able to understand the drop-off/pick-up procedures, especially to help limit the need 

for pedestrian crossing of Brook Street in this vicinity. 

  

5. The area street parking survey was conducted during the COVID-19 pandemic. Some 

adjustments and/or justification should be provided so that it is clear that sufficient parking 

availability in the area for this use will remain when traffic levels return to normal. 

 

6. The proposed site access driveway is aligned nearly opposite Ray Place. It may be more 

appropriate to analyze this as a 4-legged intersection due to possible turning conflicts rather 

than as two separate 3-legged “T” intersections. This analysis should be provided to better 

assess expected Level of Service. Also note that since the site driveway and onsite parking 

will not be used by vehicles for drop-off/pick-up, the traffic volumes shown on Figures 7 

and 8 will actually be on Brook Street but will not likely be turning in and out of the 

driveway.  

 

7. The analysis should be expanded to include at a minimum, a qualitative review of operating 

conditions and to identify any existing issues at the intersection of Brook Street & White 

Plains Road traffic signal (Signal W-51).  

 

8. As noted in the traffic evaluation, 15 vehicle accidents have occurred over a period of 3 

years in the vicinity of the site with 10 of these incidents occurring at the Brook Street & 

White Plains Road intersection. The Applicant’s should further discuss the contributing 

factors and identify any possible recommendations. 

 

9. Additional information regarding employees and their mode of travel to the site is required 

to ensure that adequate parking is being provided with the plan since the proposed site plan 

only provides two employee and one handicapped accessible parking space.  

 

10. Input should be obtained from the Town’s Emergency Service Providers on access to the 

site and/or any other concerns or requirements. 

 

 
R:\Projects\2020\20003909A_189-191 Brook Street\Correspondence\OUT\201013PJG_Uhle Memo.docx 
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SIGHT LINES 
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ATTACHMENT C 

KIDZ KORNER DROP-OFFS AND PICKUPS SUMMARY 



Drop off  Times: #drop off #kids

7:00‐7:10 2 3

7:10‐7:20 2 3

7:20‐7:30 2 4

7:30‐7:40 3 3

7:40‐7:50 2 4

7:50‐8:00 3 3

8:00‐8:10 3 3

8:10‐8:20 3 3

8:20‐8:30 3 3

8:30‐8:40 3 4

8:40‐8:50 3 4

8:50‐9:00 3 3

9:00‐9:10 3 3

9:10‐9:20 2 2

9:20‐9:30 2 3

9:30‐9:40 2 2

9:40‐9:50 1 1

9:50‐10.00 2 2

44 53

Siblings

Pick UP Times #drop off #kids

3:30‐3:40 3 3

3:40‐3:50 2 2

3:50‐4:00 1 1

4:00‐4:10 1 2

4:10‐4:20 1 2

4:20‐4:30 2 3

4:30‐4:40 2 3

4:40‐4:50 3 3

4:50‐5:00 3 3

5:00‐5:10 3 3

5:10‐5:20 3 3

5:20‐5:30 3 4

5:30‐5:40 3 3

5:40‐5:50 3 3

5:50‐6:00 2 3

6:00‐6:10 3 4

6:10‐6:20 QC1 QC2 3 5

6:20‐6:30 3 4

44 54

Siblings

RA1 RB1 RB2 RC1

Totals

PA1 PB1 PC1 ‐

QA1 QB1 QB2

NA1 NB1 NC1 ‐

OA1 OB1 OB2 ‐

LA1 LB1 LC1 LC2

MA1 MB1 MC1 ‐

JA1 JB1 JC1 ‐

KA1 KB1 KC1 ‐

HA1 HB1 HC3 ‐

IA1 IB1 IC1 ‐

FA1 FA2 FB1 ‐

GA1 GA2 GB1 ‐

DA1 DA2 ‐ ‐

‐ EA1 EA2 ‐

BA1 BB2 ‐ ‐

CA1 ‐ ‐ ‐

Child 1 Child 2 Child 3 Child 4

AA1 AB1 AC1 ‐

RA1 RB1 ‐ ‐

Totals

PICK‐UP SCHEDULE

PA1 PB1 ‐ ‐

QA1 ‐ ‐ ‐

NA1 NB1 ‐ ‐

OA1 OB1 OB2 ‐

LA1 LB1 LC1 ‐

MA1 MB1 MC1 ‐

JA1 JB1 JC1 JC2

KA1 KB1 KC1 KC2

HA1 HB1 HC1 ‐

IA1 IB1 IC1 ‐

FA1 FB2 FB3 ‐

GA1 GB1 GC1 ‐

DA1 DB2 DC3 ‐

EA1 EA2 EB1 EB2

BA1 BA2 BB1 ‐

CA1 CA2 CB1 CB2

DROP‐OFF SCHEDULE

Child 1 Child 2 Child 3 Child 4

AA1 AB1 AB2 ‐
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ON-STREET PARKING CONCEPT 
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ATTACHMENT E 

CIRCULATION PLAN 
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ATTACHMENT F 

SURROUNDING PARKING EXHIBIT 
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ATTACHMENT G 

LOS TABLES & CAPACITY ANALYSIS 



LOS LOS LOS LOS LOS LOS
DELAY (sec) DELAY (sec) DELAY (sec) DELAY (sec) DELAY (sec) DELAY (sec)

b b b b b b
11.3 11.2 11.5 12.2 12.4 12.8

a a b a a b
0.0 0.0 10.7 0.0 0.0 10.7

a a a a a a
0.0 0.0 0.0 0.0 0.0 0.0
a a a a a a

8.2 8.2 8.2 8.4 8.4 8.4

TABLE 1

PEAK HOUR LEVEL OF SERVICE SUMMARY TABLE

Brook Street and Ray Place/Site Driveway

APPROACH

PEAK PM HOUR PEAK AM HOUR 

2020         
EXISTING

2022         
NO-BUILD   

2022             
BUILD           

Brook Street

LTRWB

2020         
EXISTING

2022         
NO-BUILD   

2022             
BUILD           

Site Driveway

SB LTR

EB LTR

Ray Place

NB LTR



HCM 6th TWSC
1: Ray Pl & Brook St 03/17/2021

01-Existing AM Peak 11:41 am 03/17/2021 Existing AM Peak Synchro 11 Report
BH Page 1

Intersection
Int Delay, s/veh 0.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 375 21 2 343 0 9 0 4 0 0 0
Future Vol, veh/h 0 375 21 2 343 0 9 0 4 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 6 - - 0 - - -13 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 408 23 2 373 0 10 0 4 0 0 0
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 373 0 0 431 0 0 797 797 420 799 808 373
          Stage 1 - - - - - - 420 420 - 377 377 -
          Stage 2 - - - - - - 377 377 - 422 431 -
Critical Hdwy 4.12 - - 4.12 - - 4.52 3.92 4.92 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 3.52 2.92 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 3.52 2.92 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1185 - - 1129 - - 542 568 737 304 315 673
          Stage 1 - - - - - - 827 798 - 644 616 -
          Stage 2 - - - - - - 846 808 - 609 583 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1185 - - 1129 - - 541 567 737 302 314 673
Mov Cap-2 Maneuver - - - - - - 541 567 - 302 314 -
          Stage 1 - - - - - - 827 798 - 644 615 -
          Stage 2 - - - - - - 844 806 - 605 583 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 0 11.3 0
HCM LOS B A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 589 1185 - - 1129 - - -
HCM Lane V/C Ratio 0.024 - - - 0.002 - - -
HCM Control Delay (s) 11.3 0 - - 8.2 0 - 0
HCM Lane LOS B A - - A A - A
HCM 95th %tile Q(veh) 0.1 0 - - 0 - - -



HCM 6th TWSC
1: Ray Pl & Brook St 03/17/2021

02-Existing PM Peak 4:26 pm 03/09/2021 Existing PM Peak Synchro 11 Report
BH Page 1

Intersection
Int Delay, s/veh 1.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 398 36 15 344 0 42 0 31 0 0 0
Future Vol, veh/h 0 398 36 15 344 0 42 0 31 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 6 - - 0 - - -13 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 433 39 16 374 0 46 0 34 0 0 0
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 374 0 0 472 0 0 859 859 453 876 878 374
          Stage 1 - - - - - - 453 453 - 406 406 -
          Stage 2 - - - - - - 406 406 - 470 472 -
Critical Hdwy 4.12 - - 4.12 - - 4.52 3.92 4.92 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 3.52 2.92 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 3.52 2.92 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1184 - - 1090 - - 514 547 715 269 287 672
          Stage 1 - - - - - - 813 790 - 622 598 -
          Stage 2 - - - - - - 834 802 - 574 559 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1184 - - 1090 - - 507 537 715 253 282 672
Mov Cap-2 Maneuver - - - - - - 507 537 - 253 282 -
          Stage 1 - - - - - - 813 790 - 622 587 -
          Stage 2 - - - - - - 818 787 - 547 559 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 0.3 12.2 0
HCM LOS B A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 578 1184 - - 1090 - - -
HCM Lane V/C Ratio 0.137 - - - 0.015 - - -
HCM Control Delay (s) 12.2 0 - - 8.4 0 - 0
HCM Lane LOS B A - - A A - A
HCM 95th %tile Q(veh) 0.5 0 - - 0 - - -



HCM 6th TWSC
1: Ray Pl & Brook St 03/17/2021

03-No-Build AM Peak 12:23 pm 03/17/2021 No-Build AM Peak Synchro 11 Report
BH Page 1

Intersection
Int Delay, s/veh 0.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 381 22 3 348 0 11 0 7 0 0 0
Future Vol, veh/h 0 381 22 3 348 0 11 0 7 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 6 - - 0 - - -13 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 414 24 3 378 0 12 0 8 0 0 0
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 378 0 0 438 0 0 810 810 426 814 822 378
          Stage 1 - - - - - - 426 426 - 384 384 -
          Stage 2 - - - - - - 384 384 - 430 438 -
Critical Hdwy 4.12 - - 4.12 - - 4.52 3.92 4.92 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 3.52 2.92 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 3.52 2.92 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1180 - - 1122 - - 536 563 733 297 309 669
          Stage 1 - - - - - - 825 797 - 639 611 -
          Stage 2 - - - - - - 843 807 - 603 579 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1180 - - 1122 - - 535 561 733 293 308 669
Mov Cap-2 Maneuver - - - - - - 535 561 - 293 308 -
          Stage 1 - - - - - - 825 797 - 639 609 -
          Stage 2 - - - - - - 840 805 - 597 579 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 0.1 11.2 0
HCM LOS B A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 598 1180 - - 1122 - - -
HCM Lane V/C Ratio 0.033 - - - 0.003 - - -
HCM Control Delay (s) 11.2 0 - - 8.2 0 - 0
HCM Lane LOS B A - - A A - A
HCM 95th %tile Q(veh) 0.1 0 - - 0 - - -



HCM 6th TWSC
1: Ray Pl & Brook St 03/17/2021

04-No-Build PM Peak 5:03 pm 03/09/2021 No-Build PM Peak Synchro 11 Report
BH Page 1

Intersection
Int Delay, s/veh 1.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 404 40 16 349 0 44 0 33 0 0 0
Future Vol, veh/h 0 404 40 16 349 0 44 0 33 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 6 - - 0 - - -13 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 439 43 17 379 0 48 0 36 0 0 0
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 379 0 0 482 0 0 874 874 461 892 895 379
          Stage 1 - - - - - - 461 461 - 413 413 -
          Stage 2 - - - - - - 413 413 - 479 482 -
Critical Hdwy 4.12 - - 4.12 - - 4.52 3.92 4.92 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 3.52 2.92 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 3.52 2.92 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1179 - - 1081 - - 508 542 709 263 280 668
          Stage 1 - - - - - - 810 789 - 616 594 -
          Stage 2 - - - - - - 830 800 - 568 553 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1179 - - 1081 - - 500 531 709 246 274 668
Mov Cap-2 Maneuver - - - - - - 500 531 - 246 274 -
          Stage 1 - - - - - - 810 789 - 616 582 -
          Stage 2 - - - - - - 813 784 - 539 553 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 0.4 12.4 0
HCM LOS B A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 572 1179 - - 1081 - - -
HCM Lane V/C Ratio 0.146 - - - 0.016 - - -
HCM Control Delay (s) 12.4 0 - - 8.4 0 - 0
HCM Lane LOS B A - - A A - A
HCM 95th %tile Q(veh) 0.5 0 - - 0 - - -



HCM 6th TWSC
1: Ray Pl & Brook St 03/17/2021

05-Build AM Peak 12:24 pm 03/17/2021 Build AM Peak Synchro 11 Report
BH Page 1

Intersection
Int Delay, s/veh 0.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 381 22 3 348 25 11 0 7 0 0 23
Future Vol, veh/h 0 381 22 3 348 25 11 0 7 0 0 23
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 6 - - 0 - - -13 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 414 24 3 378 27 12 0 8 0 0 25
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 405 0 0 438 0 0 836 837 426 828 836 392
          Stage 1 - - - - - - 426 426 - 398 398 -
          Stage 2 - - - - - - 410 411 - 430 438 -
Critical Hdwy 4.12 - - 4.12 - - 4.52 3.92 4.92 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 3.52 2.92 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 3.52 2.92 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1154 - - 1122 - - 524 554 733 290 303 657
          Stage 1 - - - - - - 825 797 - 628 603 -
          Stage 2 - - - - - - 832 800 - 603 579 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1154 - - 1122 - - 503 552 733 286 302 657
Mov Cap-2 Maneuver - - - - - - 503 552 - 286 302 -
          Stage 1 - - - - - - 825 797 - 628 601 -
          Stage 2 - - - - - - 798 798 - 597 579 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 0.1 11.5 10.7
HCM LOS B B
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 573 1154 - - 1122 - - 657
HCM Lane V/C Ratio 0.034 - - - 0.003 - - 0.038
HCM Control Delay (s) 11.5 0 - - 8.2 0 - 10.7
HCM Lane LOS B A - - A A - B
HCM 95th %tile Q(veh) 0.1 0 - - 0 - - 0.1



HCM 6th TWSC
1: Ray Pl & Brook St 03/17/2021

06-Build PM Peak 5:05 pm 03/09/2021 Build PM Peak Synchro 11 Report
BH Page 1

Intersection
Int Delay, s/veh 1.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 404 40 16 349 22 44 0 33 0 0 26
Future Vol, veh/h 0 404 40 16 349 22 44 0 33 0 0 26
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 6 - - 0 - - -13 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 439 43 17 379 24 48 0 36 0 0 28
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 403 0 0 482 0 0 900 898 461 904 907 391
          Stage 1 - - - - - - 461 461 - 425 425 -
          Stage 2 - - - - - - 439 437 - 479 482 -
Critical Hdwy 4.12 - - 4.12 - - 4.52 3.92 4.92 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 3.52 2.92 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 3.52 2.92 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1156 - - 1081 - - 497 534 709 258 276 658
          Stage 1 - - - - - - 810 789 - 607 586 -
          Stage 2 - - - - - - 819 794 - 568 553 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1156 - - 1081 - - 468 523 709 241 270 658
Mov Cap-2 Maneuver - - - - - - 468 523 - 241 270 -
          Stage 1 - - - - - - 810 789 - 607 574 -
          Stage 2 - - - - - - 768 778 - 539 553 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 0.3 12.8 10.7
HCM LOS B B
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 548 1156 - - 1081 - - 658
HCM Lane V/C Ratio 0.153 - - - 0.016 - - 0.043
HCM Control Delay (s) 12.8 0 - - 8.4 0 - 10.7
HCM Lane LOS B A - - A A - B
HCM 95th %tile Q(veh) 0.5 0 - - 0 - - 0.1
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MEMORANDUM 

TO: Margaret Uhle, Department Head/Director of Planning 

CC: James R. King, Town of Eastchester Building Inspector 

FROM: Joseph M. Cermele, P.E., CFM 
Kellard Sessions Consulting 
Consulting Town Engineers 

DATE: October 8, 2020 

RE: Site Plan Approval 
Kidz Korner Childcare 
189-191 Brook Street
Section 60, Block 4, Lots 34 and 35

At the request of the Town of Eastchester Planning Department, Kellard Sessions Consulting has reviewed 
the site plans submitted in conjunction with the above-referenced application.  The applicant is proposing 
to raze an existing, two-story building and detached garage and redevelop the site with a two-story 
childcare center.  Associated improvements include off-street parking, retaining walls, stormwater 
mitigation and utility connections.  The property is ±5,000 s.f. in size and located in the Retail Business (RB) 
Zoning District. 

Our comments are outlined below. 

GENERAL COMMENTS 

1. As previously noted, the development of the site will require that the applicant obtain multiple
area variances from the Zoning Board of Appeals (ZBA), including minimum required lot area,
minimum rear yard setback, minimum side yard setbacks (first and second side), and minimum
off-street parking spaces provided.  The above has been identified in a Notice of Denial issued by
the Building Department.  The application will need to be referred to the Zoning Board of Appeals
for consideration.

2. In addition to the above, we note that the plan proposes retaining walls along the rear of the site
that reach a height of 6.5 feet with a six (6) foot, chain-link fence installed above.  It appears that
in accordance with Section 8(G)3, Fences and Walls, of the Town Code, walls greater than six (6)
feet (6.5 feet proposed) with a proposed 6 foot fence installed above it, will require an additional
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area variance because the total height exceeds 10 feet.  We will defer to the Building Inspector on 
a final determination for the need of the added variance. 
 

3. As previously noted, the plan proposes improvements within the right-of-way of Brook Street 
(Westchester County Route CR-2), including porch demolition, sidewalk reconstruction, utility 
connections and driveway curb-cut reconstruction.  In addition to approval by the Town 
Superintendent of Highways, the applicant will be required to obtain approval of an Application for 
Permit to do Work on and within a County Road Area by the Westchester County Department of 
Public Works.  Copies of all correspondence and permits/approvals from the County shall be 
provided to the Town as they are received.  The plan shall include any construction details required 
by the County. 
 

4. As previously noted, the applicant should be prepared to discuss with the Board how pedestrian 
access and drop-off/pick-up will be facilitated for the site.  Parking and pedestrian access is limited 
on the site, requiring parents and children to walk through a small and presumably busy parking 
lot to access the daycare building.  It appears that vehicle queuing within Brook Street will become 
necessary during peak hours of operation.  The Board may wish to consider a sidewalk connection 
from the building to the street.  It appears that the applicant may be able to shift the drive slightly 
to the west, while maintaining the minimum required 25 foot backup aisle, and provide a three (3) 
foot wide sidewalk along the east property line.  This would require removal of proposed screening 
along the property line. 
 

5. As previously noted, access to the proposed parking space nearest Brook Street is limited.               
Head-in access for vehicles entering the site will be difficult.  The plan should illustrate vehicle 
maneuverability into this space to demonstrate adequate accessibility.  
 

6. As previously requested, the applicant shall illustrate how refuse removal will be handled and 
include vehicle maneuvering, for pickup, as appropriate. 
 

7. As previously noted, a Landscaping Plan has been provided for the Planning Board’s consideration.  
The applicant should consider supplementing the proposed chain-link fence with vegetation for 
privacy for the rear yard/recreation area or select an alternative fence style.   
 

8. As previously requested, the Demolition Plan shall clearly identify the limits of all existing features 
to be removed, including, but not limited to, overhead utility services and existing sewer and water 
services.  The plan shall illustrate that existing sewer and water services to be removed be cut and 
capped at the main line.  Provide restoration details, as appropriate. 
 

9. As previously requested, the grading plan shall include additional spot grades and contours, as 
needed, to clarify the proposed grading for the site and adjacent areas.  In particular, the driveway 
and parking lot shows a two (2) foot grade change from the high point of the driveway apron to 
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the drain inlet internal to the site.  This grade change is over a length of only 10 feet and will result 
in a steep decline.  Additionally, the plan shall illustrate that the accessible parking space and access 
aisle has maximum slope of 2% to comply with ADA Regulations. 

 
10. The applicant has updated the stormwater design calculations to demonstrate adequate mitigation 

for the 100-year, 24-hour storm event as required.  However, there is still some concern with the 
lack of an emergency overflow from the subsurface stormwater system.  As designed, any 
surcharge of the system would discharge from the grate of the trench drain and cause a flooding 
condition in the parking lot.  Because the system is sized for the 100-year storm event, this should 
not present a common situation.  However, based on the proposed grades and building elevation, 
should the lot flood, it appears it would impact the proposed building before discharging to Brook 
Street.  The applicant may wish to consider regrading the drive to provide some relief. 

 
11. The applicant has performed deep and percolation soil testing in the vicinity of the proposed 

mitigation system.  The test locations have been noted on the plans.  The stormwater calculations 
have been revised to reflect the witnessed testing. 
 

12. As previously requested, provide rims and inverts of all drainage facilities and pipe connections.  
The locations of inspection ports for the infiltration system shall be shown on the plan.  The 
applicant should also consider an emergency overflow connection for the infiltration system. 

 
13. As previously requested, the plan shall illustrate the location, size and elevation of the public 

sanitary sewer in Brook Street, as well as invert elevations for the proposed sanitary service at the 
building and main.  Provide construction details. 
 

14. As previously requested, the plan shall illustrate the size and location of the existing public water 
main in Brook Street and proposed water service connection.   Provide details for the service 
trench, curb box and connection to the main. 

 
15. As previously noted, the plan proposes natural gas as a fuel source for the building.  We note that 

in March of last year, Con Edison implemented a moratorium on all new gas services for residential 
and non-residential projects that had not made an application by that time.  The applicant should 
provide confirmation from Con Edison that gas service is available for this development.  If not, an 
alternative fuel source shall be indicated on the plans. 
 

16. As previously requested, the location of any proposed underground or overhead electric and 
telephone services should be illustrated. 
 

17. As previously requested, the applicant shall provide a site lighting and photometric plan for the 
Planning Board’s consideration.  To the extent possible, light trespass over the property line shall 
not exceed 0.5 f.c. at the property line; backside shields may be required.  The plan shall illustrate 
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the location, quantity and style of light fixtures proposed and the hours of operation for each 
exterior light.  Details of all fixtures, light poles, light pole bases and mounting brackets shall be 
provided on the site plan; cut sheets for all proposed fixtures shall be also be provided. 
 

18. As previously requested, the site plan should note that the construction of all walls four (4) feet in 
height or greater shall be certified by the Design Professional (a NYS Licensed Professional 
Engineer) prior to the issuance of a Certificate of Occupancy.   
 

19. As previously requested, the plans shall include construction details for all site improvements 
including, but not limited to, drainage structures, site lighting fixtures, light poles and pole bases, 
water service and sewer services, cleanouts and pipe trench with metallic warning tape; plantings, 
sidewalk, curb, driveway pavement, road restoration, fence, signage, etc. 

 
As additional information becomes available, we will continue our review.  It is noted that an itemized 
response to all comments will facilitate completeness and efficiency of review. 
 
PLANS REVIEWED, PREPARED BY GRIGGS & DAVIS ENGINEERS, P.C., DATED SEPTEMBER 24, 2020: 
 
 Demolition Site Plan (C-1) 
 Percolation Hole & Pit Testing Locations (C-1A) 
 Proposed Site Plan (C-2) 
 Stormwater & Utilities Site Plan (C-3) 
 Site Plan Proposed Plan (C-4) 
 
JMC/dc 
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MEMORANDUM 

Response to December 28, 2020  

memo from  

Joseph M. Cermele, P.E., CFM Kellard Sessions Consulting 

1. As previously noted, the development of the site will require that the applicant obtain 

multiple area variances from the Zoning Board of Appeals (ZBA), including minimum 

required lot area, minimum rear yard setback, minimum side yard setbacks (first and 

second side), and minimum off-street parking spaces provided. The above has been 

identified in a Notice of Denial issued by the Building Department. The application will 

need to be referred to the Zoning Board of Appeals for consideration. 

 
We are aware of the that the site requires numerous variances. 

 a) Minimum Lot Area – the lot area required by Eastchester for a day care is unreasonable for 

smaller day care centers. There are no day cares in Westchester that we know of with the lot size 

required by the Eastchester Code.  

b) Minimum rear yard setback. To provide parking in the front yard, (minimizing impervious 

surfaces and allowing the play are to be in the rear of the building), we needed to push the 

building to the rear. Note that the rear yard faces a parking lot and there is a considerable drop 

off for much of the length as well.  

c) The existing building had a smaller set back on the left side. The building is setback so that the 

new setbacks are mostly facing parking and utility buildings on the right. 

 d) Any other commercial use would require more parking spaces than the one proposed. 

 

2. The plan proposes a retaining wall along the rear and side of the site that reaches a height of 

6.5 feet. The previously proposed six (6) foot high chain-link fence, to be installed above the 

wall, has been replaced with a four (4) foot high timber fence set behind the top of the wall. 

As such, the revision appears to comply with Section 8(G)3, Fences and Walls, of the Town 

Code, which requires that walls greater than six (6) feet with a fence installed above it (not 

behind it) shall not exceed a total height of ten (10) feet. We will defer to the Building 

Inspector on a final determination as to whether an additional area variance is required. 

 

The issue of the fence height along the retaining wall has been resolved and we do not believe a 

variance is required. 
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3. As previously noted, the plan proposes improvements within the right-of-way of Brook Street 

(Westchester County Route CR-2), including porch demolition, sidewalk reconstruction, utility 

connections and driveway curb-cut reconstruction. In addition to approval by the Town 

Superintendent of Highways, the applicant will be required to obtain approval of an 

Application for Permit to do Work on and within a County Road Area by the Westchester 

County Department of Public Works. Copies of all correspondence and permits/approvals 

from the County shall be provided to the Town as they are received. The plan shall include any 

construction details required by the County. If amenable to the Planning Board, we would 

recommend that final approval by the Westchester County Department of Public Works and 

obtaining the necessary permit be made a condition of any Resolution of Approval. 

 
The applicant is committed to getting all the necessary approvals from the Town, the County 

before proceeding with construction. 

4. As previously noted, the applicant should be prepared to discuss with the Board how 

pedestrian access and drop-off/pick-up will be facilitated for the site. Parking and pedestrian 

access is limited on the site, requiring parents and children to walk through a small and 

presumably busy parking lot to access the daycare building. It appears that vehicle queuing 

within Brook Street will become necessary during peak hours of operation. The Board may 

wish to consider a sidewalk connection from the building to the street. It appears that the 

applicant may be able to provide a three (3) foot wide sidewalk along the west property line. 

Doing so, however, would require removal of proposed screening along the property line. 

 
The Applicant has provided a pick-up/drop-off schedule that is broken down into 10-minute 

intervals (see Provident Design Engineering; Attachment C). This further identifies which pick-

up/drop-offs are siblings (meaning 1 vehicle picking up/dropping off multiple children). Based 

upon this summary, it was determined that three (3) parking spaces would be able to 

accommodate the pick-up/drop-off operations. This is an update from the February 8, 2021 

Memo submitted by PDE, based on the more detailed information provided by the Applicant. 

Additionally, the Applicant will memorialize the 10-minute pick-up/drop-off time designated for 

each family in the contract they sign when enrolling their children. To accommodate the three (3) 

pick-up/drop-off spaces, it is recommended that the two on-street metered parking spaces along 

the project site frontage be converted to five-minute only spaces during the drop-off and pick-up 

times and then be used for the public at all other times. The third space can be accommodated 

via the curb return for the proposed driveway (see PDE; Attachment D). The driveway would be 

coned off during pick-up/drop-off times. These parking spaces would be on the same side of the 

street as the day care facility to allow pick-up/drop-offs to occur without pedestrians crossing 

Brook Street. To ensure that parents are picking up and dropping off on the north side of Brook 

Street, the Applicant will include this requirement in the contract. The contract will include an 
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exhibit illustrating how this circulation pattern would need to occur (see PDE Attachment E). It is 

noted that the majority of parents currently arrive from the east so the number of parents that 

would need to perform the more circuitous route is limited. The majority of the adjacent 

commercial properties are served by off street parking and do not require use of on-street 

parking as illustrated in PDE Attachment F. Additionally, the day care parking demand would 

occur outside of the peak parking demands for the residential and commercial properties, which 

occur during weekday evenings and weekends when the day care facility is closed.  

The Applicant has confirmed that only 6 full-time employees currently require long-term parking. 

This can be supported by the two off-street parking spaces provided at the Project site, as well as 

additional permit parking at nearby municipal lots. The Applicant has secured two parking 

permits in the municipal lot at the southwest corner of Brook Street and White Plains Road. 

Unfortunately, there are no additional permit parking spaces currently available in this lot; 

however, the Applicant would request that two metered spaces be converted to permit parking 

spaces between the hours of 8:00am to 5:00pm on weekdays in the municipal lot at the 

northeast corner of White Plains Road and Ackerman Place. All other times the spaces can 

remain metered. This would maximize the revenue generation for these spaces since they would 

be underutilized during the recommended permit parking times. 

5. As previously noted, access to the proposed parking space nearest Brook Street is limited. 

Head-in access for vehicles entering the site will be difficult. The plan should illustrate vehicle 

maneuverability into this space to demonstrate adequate accessibility. The applicant should 

consider modifications to the driveway curb radius to increase accessibility. 

 
The Eastchester Zoning Code requires a 25-foot backup aisle for 90-degree parking when the 

spaces are 9 feet wide. We have provided 16’-8”. There is extra space for maneuvering because 

of the 8- foot handicap van access area. (Diagram assumes turning inside turning radius of 15’-

6” outside turning radius of 24’-0” with ca. 2’-0” for overhangs etc. See final page.) 

6. As previously requested, the applicant has illustrated a location for refuse containment. 

However, the proposed location is behind the curb at the east side of the entry drive. This 

location is only two (2) feet wide and appears to be too small an area to properly store refuse 

within an enclosure. In addition, potential improper storage and maintenance of refuse 

containers and gates may present problems for access into the site. Further, Section 8.D of the 

Town Code limits fence height in front yards to four (4) feet. We would recommend that the 

applicant consider an alternate location for refuse containment, understanding that the 

owner will be required to bring any containers curbside on pick-up days. 

 
We propose putting refuse on front left corner of the lot as shown on Dwg. C2 in an enclosed 

shed. It can be anywhere but under the fire stair. Garbage cans with wheels are easy to 

maneuver along the paved walks. 
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7. A Landscaping Plan has been provided for the Planning Board’s consideration. 

 
Landscaping plan as shown. The daycare has expressed a preference for plants without any 

flowers as they have had problems with bee stings in the past. 

8. As previously requested, the applicant shall provide a site lighting and photometric plan for 

the Planning Board’s consideration. To the extent possible, light trespass over the property 

line shall not exceed 0.5 f.c. at the property line; backside shields may be required. The plan 

shall illustrate the location, quantity and style of light fixtures proposed and the hours of 

operation for each exterior light. Details of all fixtures, light poles and light pole bases shall be 

provided on the site plan and may be provided as a Condition of the Resolution of Approval. 

 
We will work with the lighting suppliers to ensure that there is no spillage of light onto adjacent 

properties. Details will be provided on the final site plan and we are happy to adhere to any 

conditions that are part of the resolution as long as they also meet New York State Code 

requirements. 

 

As discussed with the applicant, the resolution of the comments provided below would have little, if any 

impact, on the final layout of the proposed site plan and would be satisfied as conditions of any 

Resolution of Approval considered by the Planning Board.  

9.  As previously requested, the Demolition Plan shall clearly illustrate that the existing sewer 

and water services to be removed are to be cut and capped at the main line. Provide 

restoration details for all work within the right-of-way, as appropriate. 

 
We will provide notes and details on the final demolition plan for how existing sewer and water 

services should be removed and capped at the main line. 

10. The drywell details include inspection ports for long-term maintenance. The locations of 

inspection ports shall be shown on the plan, at a minimum, to be located at all points of 

discharge into the system. 

 
The drywell details shall include inspection ports for long term maintenance in the final site 

plans. 

 

11. The drywell details shall be coordinated with the plan to indicate a minimum of 12 inches of 

crushed stone backfill at all ends and the bottom of the system. 
Details of the drywells showing 12 inches of crushed stone backfill at all ends and the bottom of 

the system are included. 
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12. As previously requested, the plan shall illustrate the location, size, and elevation of the public 

sanitary sewer main in Brook Street, as well as invert elevations for the proposed sanitary 

service connection at the building and main line. Provide construction details. 

 
The location, size, and elevation of the sanitary sewer main in Brook Street, as well as invert 

elevations and details of the water connection will be shown on the final site plans. 

13. As previously requested, the plan shall illustrate the size and location of the existing public 

water main in Brook Street and proposed water service connection. Provide details for the 

service trench, curb box and connection to the main. 

 
As previously requested, the plan shall illustrate the size and location of the existing public water 

main in Brook Street and proposed water service connection. Provide details for the service 

trench, curb box and connection to the main. 

 

14. As previously noted, the plan proposes natural gas as a fuel source for the building. We note 

that in March 2019, Con Edison implemented a moratorium on all new gas services for 

residential and non-residential projects that had not made an application by that time. The 

applicant should provide confirmation from Con Edison that gas service is available for this 

development. If not, an alternative fuel source shall be indicated on the plans. 

 

Natural gas is not proposed as a fuel source. The building will be all electric. 

 

15. As previously requested, the location of any proposed underground or overhead electric and 

telephone services should be illustrated. 

               Overhead or underground electric and telephone services will be shown on the final plans. 

16. As previously requested, the site plan should note that the construction of all walls four (4) 

feet in height or greater shall be certified by the Design Professional (a NYS Licensed 

Professional Engineer) prior to the issuance of a Certificate of Occupancy. 

 

The engineer will include the wall construction details in the final site plans and certify the 

construction of all walls greater than four (4) feet in height or greater. 

 

17. As previously requested, the plans shall include construction details for all site improvements 

including, but not limited to, drainage structures, site lighting fixtures, light poles and pole 

bases, water service and sewer services, cleanouts, and pipe trench with metallic warning 

tape; plantings, sidewalk, curb, driveway pavement, road restoration, fence, signage, refuse 

enclosure, etc. 
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