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SUBSURFACE UTILITY LOCATIONS ARE BASED ON
A COMPILATION OF FIELD EVIDENCE, AVAILABLE
RECORD PLANS AND/OR UTILITY MARK-OUTS.
THE LOCATION OR COMPLETENESS OF
UNDERGROUND INFORMATION CANNOT BE
GUARANTEED.  VERIFY THE ACTUAL LOCATION
OF ALL UTILITIES PRIOR TO EXCAVATION
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Pines Bridge Road, LLC 
Alex Cochran - 716 Kitchawan Rd, Ossining, NY 10562 914-602-4005 

Mr. John Tegeder, RA September 24, 2021 
Director of Planning 
Yorktown Planning Department 
1974 Commerce Street 
Yorktown Heights, New York 10598 

Re:  650 Pines Bridge Road  BY HAND 
 Subdivision Application 
 TM  70.10 – 1 - 29 
   
Dear John: 

As requested, enclosed please find six (6) sets of plans consisting of the following sheets: 
1. “650 Pines Bridge Road Yorktown, NY prepared for Pines Bridge Road LLC, Existing 

Conditions”, dated October 13, 2020 (Sheet 1 of 6) 

2. “650 Pines Bridge Road Yorktown, NY prepared for Pines Bridge Road LLC, Proposed 
Site Plan”, dated October 10, 2019, last revised September 22, 2021 (Sheet 2 of 6). 

3. “650 Pines Bridge Road Yorktown, NY prepared for Pines Bridge Road LLC, Tree 
Removal Plan and Tree Schedule”, dated October 13, 2020, last revised September 
22, 2021 (Sheet 3 of 6). 

4. “650 Pines Bridge Road Yorktown, NY prepared for Pines Bridge Road LLC, 
Landscape Plan”, dated February 16, 2021, last revised September 23, 2021 (Sheet 4 
of 6). 

5. “650 Pines Bridge Road Yorktown, NY prepared for Pines Bridge Road LLC, Ortho 
Photo”, dated October 13, 2020, last revised September 23, 2021 (Sheet 5 of 6). 

6. 650 Pines Bridge Road Yorktown, NY prepared for Pines Bridge Road LLC, Erosion 
Control and Stormwater Management, dated February 16, 2021, last revised 
September 23 (Sheet 6 of 6) 

Earlier this year, we received a letter from the New York City Department of Environmental 
Protection (NYCDEP) with several comments regarding our subdivision plan.  We updated 
the plan to address these comments.  
The total disturbance area remains under 2 acres at 1.65 acres, which includes the rain 
garden and proposed wells. The impervious areas of the driveways have also been updated 
to provide permeable paving for the portion of the driveways that cannot be captured and 
treated in the proposed stormwater practices. 
The septic fields and infiltrators have been relocated to achieve a setback of 100 feet 
between them. Unfortunately in doing so, an additional 8 trees have been marked for 
removal.   There are now 96 trees marked for removal, including the 6 that were marked at 
the request of our neighbor across the street due to safety concerns. Of these 96 trees, 5 
are in very poor condition and one is an invasive species, so the total number of significant 
trees that would be removed is 90.  



Mr. John Tegeder, RA  September 24, 2021 
650 Pines Bridge Road  Page  2

The Conservation Board and the Tree Conservation Advisory Commission were previously 
satisfied with the tree inventory and the mitigation plan, to which we have added 2 trees, but 
will otherwise remain the same.  We have taken note of the TCAC and Conservation 
Board's requests that only dead or damaged trees should be removed at this time and that 
any soil disturbance from the removal of invasive species should be stabilized. We will make 
sure this is done.  
Other than the removal of invasive species specified in the mitigation plan we will not be 
clearing the building sites or removing these trees. We do not plan on building these houses 
but are subdividing the land into these two additional lots to be potentially sold in the future. 
It will be up to the future owners of the lots to get to get the necessary permits and remove 
the trees from the building area, if they wish to build a home.  

If you have any questions or require additional information, please let me know.   
 
Sincerely,  

Alex Cochran  
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NOTES

1. SURVEY INFORMATION UTILIZED PREPARED BY STANLEY
JOHNSON AND COMPANY LAND SURVEYORS, P.C.  DATED
AUGUST 13, 2020.

2. ELEVATIONS SHOWN HEREON ARE IN ACCORDANCE WITH   THE
NORTH AMERICAN VERTICAL DATUM OF 1988   (NAVD88).

3. ADDITIONAL UNDERGROUND EASEMENTS, UTILITIES OR
STRUCTURES, ETC. OTHER THAN THOSE SHOWN HEREON
MAY BE ENCOUNTERED.

4. THE SUBSURFACE INFORMATION SHOWN HEREON, IF ANY,   IS
NOT GUARANTEED AS TO ACCURACY OR COMPLETENESS
AND SHOULD BE VERIFIED BY THE CONTRACTOR BEFORE
ANY EXCAVATION.

5. AERIAL PHOTOGRAPHY BY: GEOMAPS INTERNATIONAL
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PROPOSED DECIDUOUS TREES

PROPOSED CONIFEROUS TREES

PLANT LIST

 SYMBOL QTY. BOTANICAL NAME COMMON NAME SIZE ROOT REMARKS

RO 1 QUERCUS RUBRA NORTHERN RED OAK 3-3.5 IN. CAL. B&B

WO 1 QUERCUS ALBA WHITE OAK B&B

AA 9 THUJA OCCIDENTALIS AMERICAN ARBORVITAE 7-8 FT. HT. B&B

B&B

B&B

B&B

B&B

B&B

B&B

POT

CERCIS CANADENSIS

CORNUS FLORIDA

PICEA RUBENS

BETULA NIGRA

ILEX GLABRA 'SHAMROCK'

AMELANCHIER CANADENSIS

ILEX OPACCA

EASTERN REDBUD

FLOWERING DOGWOOD

RED SPRUCE

RIVER BIRCH

INKBERRY

AMERICAN HOLLY

SERVICEBERRY

9

9

2

6

12

6

3

58

RB

DW

RS

RR

IB

SB

AH

TOTAL

3-3.5 IN. CAL.

2.5-3 IN. CAL.

8-10 FT. HT.

8-10 FT. HT.

10-12 FT. HT.

10 G.

6-8 FT. HT.

6-8 FT. HT.
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TO BE USED WHERE TOPSOIL PRESERVATION IS NECESSARY FOR REGRADING AND VEGETATING DISTURBED
AREAS.  TOPSOIL IS APPLIED TO SUBSOILS THAT ARE DROUGHTY (HAVING LOW AVAILABLE MOISTURE FOR
PLANTS), STONY, SALTY, HAVE LOW PERMEABILITY, OR ARE EXTREMELY ACID.  IT IS ALSO USED TO BACKFILL
AROUND SHRUB AND TREE TRANSPLANTS. PRESERVATION OF EXISTING TOPSOIL IS BENEFICIAL FOR ALL
TYPES OF LAWN OR ORNAMENTAL PLANTINGS.

TEMPORARY STOCKPILE STABILIZATION MEASURES INCLUDE VEGETATIVE COVER, MULCH, NON-
VEGETATIVE COVER, AND PERIPHERAL SEDIMENT TRAPPING BARRIERS.  THE STABILIZATION MEASURE(S)
SELECTED SHOULD BE APPROPRIATE FOR THE TIME OF YEAR, SITE CONDITIONS, AND REQUIRED DURATION
OF USE.

SOIL STOCKPILING
N.T.S.

1. AREA CHOSEN FOR STOCKPILING OPERATIONS SHALL BE DRY AND
STABLE.

2.MAXIMUM SLOPE OF STOCKPILE SHALL BE 1:2.

3.UPON COMPLETION OF SOIL STOCKPILING, EACH PILE SHALL BE
SURROUNDED  WITH EITHER SILT FENCING OR STRAW BALES, THEN
STABILIZED WITH VEGETATION  OR COVERED.

LOT 3 DRIVEWAY

SCALE:
VER: 1" = 4'
HOR: 1" = 40'

LOT 2 DRIVEWAY

SCALE:
VER: 1" = 4'
HOR: 1" = 40'

ALL RECHARGER 330XL HD HEAVY DUTY UNITS ARE MARKED
WITH A COLOR STRIPE FORMED INTO THE PART ALONG THE
LENGTH OF THE CHAMBER.
ALL RECHARGER 330XL HD CHAMBERS MUST BE INSTALLED IN
ACCORDANCE WITH ALL APPLICABLE LOCAL, STATE AND
FEDERAL REGULATIONS

GENERAL NOTES
RECHARGER 330XL HD BY CULTEC, INC. OF BROOKFIELD, CT.
STORAGE PROVIDED = 11.32 CF/FT [1.05 m³/m] PER DESIGN UNIT.
REFER TO CULTEC, INC.'S CURRENT RECOMMENDED
INSTALLATION GUIDELINES.
THE CHAMBER WILL BE DESIGNED TO WITHSTAND TRAFFIC
LOADS WHEN INSTALLED ACCORDING TO CULTEC'S
RECOMMENDED INSTALLATION INSTRUCTIONS

6.0" [152 mm] MIN.

30.5" [775 mm]

6.0" [152 mm] MIN.

12.0' [3.66 m]
MAX. BURIAL DEPTH

58.0" [1473 mm] MIN.
CENTER TO CENTER

52.0" [1321 mm]12.0" [305 mm] MIN.

6.0" [152 mm] MIN.

RECHARGER 330XLHD
HEAVY DUTY CHAMBER NATURALLY COMPACTED FILL

FINISHED GRADE

CULTEC NO. 410 NON-WOVEN GEOTEXTILE AROUND STONE. TOP AND
SIDES MANDATORY, BOTTOM PER ENGINEER'S DESIGN PREFERENCE

HVLV FC-24 FEED CONNECTOR WHERE SPECIFIED

1-2 INCH [25-51 mm] DIA. WASHED,
CRUSHED STONE

CULTEC NO. 66 WOVEN GEOTEXTILE (FOR SCOUR PROTECTION) TO BE
PLACED BENEATH INTERNAL MANIFOLD FEATURE AND BENEATH ALL
INLET/OUTLET PIPES

DESIGN ENGINEER RESPONSIBLE FOR ENSURING THE
REQUIRED BEARING CAPACITY OF SUB-GRADE SOILS (TYP.)

CULTEC INFILTRATOR DETAIL
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PROPOSED TACO BELL RESTAURANT
TAX MAP SECTION 15.16 | BLOCK 1 | LOT 21

3571 MOHEGAN AVENUE
TOWN OF YORKTOWN, NY
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SUBSURFACE UTILITY LOCATIONS ARE BASED ON
A COMPILATION OF FIELD EVIDENCE, AVAILABLE
RECORD PLANS AND/OR UTILITY MARK-OUTS.
THE LOCATION OR COMPLETENESS OF
UNDERGROUND INFORMATION CANNOT BE
GUARANTEED.  VERIFY THE ACTUAL LOCATION
OF ALL UTILITIES PRIOR TO EXCAVATION
OR CONSTRUCTION.

ANY ALTERATION OF PLANS,
SPECIFICATIONS, PLATS AND
REPORTS BEARING THE SEAL

OF A LICENSED PROFESSIONAL
ENGINEER OR LICENSED LAND
SURVEYOR IS A VIOLATION OF

SECTION 7209 OF THE NEW
YORK STATE EDUCATION LAW,
EXCEPT AS PROVIDED FOR BY
SECTION 7209, SUBSECTION 2.

Applicant:
KEYSTONE MOHEGAN LAKE LLC
25 ROUTE 59
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30

4 20

SU-30 - Single Unit Truck
Overall Length 30.000ft
Overall Width 8.000ft
Overall Body Height 13.500ft
Min Body Ground Clearance 1.367ft
Track Width 8.000ft
Lock-to-lock time 5.00s
Max Steering Angle (Virtual) 31.80°

SU-30 PROFILE
SCALE: N.T.S.

ENTERING MOVEMENT EXITING MOVEMENT
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REFUSE VEHICLE PROFILE
SCALE: N.T.S.

ENTERING MOVEMENT EXITING MOVEMENT
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PASSENGER VEHICLE PROFILE
SCALE: N.T.S.

DRIVE-THROUGH LANE BYPASS LANE
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TREES QTY BOTANICAL / COMMON NAME SIZE ROOT COND. REMARKS
AB3 1 Acer rubrum `Brandywine` / Brandywine Red Maple 15 gal

EVERGREEN TREES QTY BOTANICAL / COMMON NAME SIZE ROOT COND. REMARKS

PG 3 Picea glauca / White Spruce 8` - 10` HT. B & B
TI 13 Thuja x `Green Giant` / Green Giant Arborvitae 8` - 10` HT. B & B

DECIDUOUS TREES QTY BOTANICAL / COMMON NAME SIZE ROOT COND. REMARKS
AR 2 Acer Rubrum `Red Sunset` / Red Maple 3" - 3 1/2" Cal. B & B
BNT 5 Betula Nigra `Heritage` / Heritage River Birch 7`-8` HT. B & B

CF2 1 Cornus florida / Eastern Dogwood 8`-10` HT B & B

QRF 1 Quercus Robur `Fastigiata` / Pyramidal English Oak 3" - 3 1/2" Cal. B & B

SHRUBS QTY BOTANICAL / COMMON NAME SIZE ROOT COND. REMARKS

IS6 53 Ilex glabra `Shamrock` / Shamrock Inkberry Holly 5 gal

PX2 23 Pennisetum x `Fox Trot` / Evergreen Fountain Grass 5 gal

RH2 24 Rudbeckia hirta / Black-eyed Susan 2 gal

PERENNIALS/GRASSES QTY BOTANICAL / COMMON NAME SIZE ROOT COND. REMARKS

AG 25 Andropogon gerardii / Big Bluestem 2 gal. Cont.

CP 31 Carex pensylvanica / Pennsylvania Sedge 2 gal.

PX 7 Penisetum x `Hameln` 2 gal.

SL 62 Schizachyrium scoparium / Little Bluestem Grass 2 gal. Cont.
Y 30 Yucca Filamentosa `Starburst` / Yellow Adam`s Needle 2 gal. Cont.

DECIDUOUS SHRUBS QTY BOTANICAL / COMMON NAME SIZE ROOT COND. REMARKS
AL 54 Aronia melanocarpa `UCONNAM165` TM / Low Scape Mound Black Chokeberry 3 gal

HL3 10 Hydrangea paniculata `Little Lime` / Little Lime Hydrangea 5 gal

SHRUB AREAS QTY BOTANICAL / COMMON NAME CONT ROOT COND. REMARKS
JH2 54 Juniperus horizontalis / Creeping Juniper 1 gal Cont.
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PAINTING

APPLICATOR MUST DO THEIR DUE DILIGENCE WITH PREPARATION.

PRIMER: 1 COAT SW A24W8300

FINISH: 2 COATS SW A82-100 SERIES, MATCH COLORS FROM MATERIAL
SCHEDULE.

A-100 EXTERIOR LATEX SATIN.

MISCELLANEOUS

A. SEE SHEET A1.1 "WINDOW TYPES" FOR WINDOW ELEVATIONS.

SEALERS (REFER TO SPECS)

A. SEALANT AT ALL WALL AND ROOF PENETRATIONS.

B. SEALANT AT ALL WINDOW AND DOOR FRAMES AND JAMB. DO NOT SEAL SILL @
WINDOWS.

C. APPLY NEOPRENE GASKET (CONT.) BETWEEN BUILDING AND CANOPY.

CRITICAL DIMENSIONS

A. REQUIRED CLEAR OPENING WIDTH TO ENSURE COORDINATION WITH STANDARD

SIGNAGE/BUILDING ELEMENTS DIMENSIONS.

NOTE: NO EXTERIOR SIGNS ARE WITHIN THE SCOPE OF WORK COVERED BY THE BUILDING PERMIT

APPLICATION. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING THE

INSTALLATION OF ALL EXTERIOR SIGNS AND INSTALLATION OF REQUIRED BLOCKING AND

ELECTRICAL CONNECTIONS FOR FINAL APPROVED SIGNS.

SYMBOL ITEM/MATERIAL MANUFACTURER COLOR CONTACT INFORMATION

1

2

3

4

5

SIDING

SCUPPERS

DOWN SPOUTS

HARDIE TRIM

HARDIE REVEAL PANEL

JAMES HARDIE

-

-

JAMES HARDIE

JAMES HARDIE

WORLDLY GRAY (SW7043), SEMI-GLOSS

CYBERSPACE (SW7076), SEMI-GLOSS

WEATHERED RUSTIC- WESTERN STATES

6

7

8

9

10

11

HOLLOW METAL DOOR

AWNINGS

CORNER TOWER

RECESS OF SIDE ENTRY PORTAL

EXTERIOR ARTWORK PANELS (OPTIONAL)

EXTERIOR MURAL

-

-

-

-

JAMES HARDIE

- -

WORLDLY GRAY (SW7043), SEMI-GLOSS

WORLDLY GRAY (SW7043), SEMI-GLOSS

CYBERSPACE (SW7076), SEMI-GLOSS

PURPLE (ST2603C)

12 METAL CANOPIES SIGNAGE VENDOR -

MATERIAL SPEC

ARTISAN V-GROOVE RUSTIC

144"L X 8.25"W; 7" EXPOSURE

COMES PRIMED FOR PAINT

-

-

-

-

-

-

-

HARDIE TRIM 5/4 SMOOTH 1"x5.5"

REVEAL PANEL SYSTEM

-

JAMES HARDIE PURPLE (SW/TB2603C)13 HARDIE REVEAL PANEL REVEAL PANEL SYSTEM

14 METAL PARAPET CAP - - CYBERSPACE (SW7076)

CYBERSPACE (SW7076), SEMI-GLOSS

REVEAL PANEL SYSTEM

PURPLE TB2603C & FRAME, SEMI-GLOSS

PURPLE STB2603C RUSTIC

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

SEE D / A 7.2

TYPE MARK

V-04.3640

QTY

2 LARGE SWINGING BELL PURPLE LOGO 3' 6" X 4' 0"

LARGE SWINGING BELL FLAT CUT OUT WALL
MOUNTED 3' 6" X
4' 0" WHITE

V-11.10W 1

LARGE TB 16" CHANNEL LETTERS WHITE (2) STACKED (1) LINEAR

DT AWNING (OVER DT) 9' 0" X 4' 0" BLACK

FRONT EYEBROW (WINDOW) 16' 7" X 6" H X 1' 4" D BLACK

SIDE ENTRY EYEBROW (WINDOW) 12' L 6" H X 1' 4" D BLACK

ITEM DESCRIPTION LOC

V-09.16W 2

TOWER

A4.1

A4.1

SIDE ENTRY

V-07.3640 A4.01

V-200.EN 1

TB 10" LETTER - FLAT CUT OUT - LINEAR - AWNING
MOUNTED
- UP LIT - WHITE

SIDE ENTRY AWNING 6' 4" X 6' 3" BLACK

A4.0

A4.0

DRIVE THRU

V-101.DT A4.1

EYEBROW
AWNINGS

1

V-202.EN

V-203.EN

V-201.EN

1

1

1

DT EYEBROW (WINDOW) 7' 8" L X 6" H X 1' 4" D BLACK

A4.1

A4.1

A4.0

METAL PARAPET CAP.

BUILDING SIGN BY VENDOR. REQUIRES ELECTRICAL, SEE ELECTRICAL
PLANS.

METAL CANOPIES BY SIGNAGE VENDOR. SEE SCHEDULE FOR FINISH.

CO2 FILLER VALVE & COVER.

HOSE BIB BOX AT 18" A.F.F.

EXTERIOR LIGHT FIXTURE. COORDINATE WITH ELECTRICAL DRAWINGS.

MURAL.

15 - -

16

DOWN SPOUTS - - SEE D / A 7.2CYBERSPACE (SW7076), SEMI-GLOSS

JAMES HARDIE ARTISAN V-GROOVE RUSTIC

144"L X 8.25"W; 7" EXPOSURE

COMES PRIMED FOR PAINT

SIDING CYBERSPACE (SW7076), SEMI-GLOSS SEE D / A 7.2

ESIGNAGE

EKEY NOTES DGENERAL NOTES CPAINT NOTES

BEXTERIOR FINISH SCHEDULE

A1/4" = 1'-0"EAST ELEVATION

DT AWNING (OVER DT) 4' 0" X 4' 0" BLACKV-102.DT A4.11

401

1

13

407

5 5

421

12

14

V-200.EN

419

V07.3640

316

14

8

4

316

14

T.O. ENDEAVOR TOWER

20'-0"

T.O. LOW PARAPET

18'-0"

T.O. COOLER

13'-10"

T.O. STOREFRONT

9'-0"

F.F.E.

0'-0"

15 16

V-11-10.W

6

416

5

13 412

407

15

421

419

11

1

T.O. TOWER PARAPET

23'-0"

V-201.EN

1

2

14

D
A5.2

B
A5.4

12

A6.6

10

A6.6

B
A5.3

D
A5.3

1

A6.2

14

A6.6

8

A6.1

12

A6.1

17
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8

A6.6
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NOTE: REFERENCE TO SHEET

A4.0 FOR COLOR LEGENDMETAL PARAPET CAP.

BUILDING SIGN BY VENDOR. REQUIRES ELECTRICAL, SEE ELECTRICAL
PLANS.

METAL CANOPIES BY SIGNAGE VENDOR. SEE SCHEDULE FOR FINISH.

CO2 FILLER VALVE & COVER.

HOSE BIB BOX AT 18" A.F.F.

EXTERIOR LIGHT FIXTURE. COORDINATE WITH ELECTRICAL DRAWINGS.

MURAL.

A1/4" = 1'-0"WEST ELEVATION

B1/4" = 1'-0"NORTH ELEVATION

DKEY NOTES

C1/4" = 1'-0"SOUTH ELEVATION

ENOT USED

8

14

316

V-203.EN

V04.3640

401

V09.16W

T.O. LOW PARAPET

18'-0"

T.O. TOWER PARAPET

23'-0"

F.F.E.

0'-0"

5

413

12

V-203.EN

41312 14

2 2

419 419

15

1

5

407

V-101.DT

1010

407

V-102.DT

4

F.F.E.

0'-0"

T.O. LOW PARAPET

18'-0"

T.O. ENDEAVOR PARAPET

20'-0"

T.O. TOWER PARAPET

23'-0"

414

407

12

419

1

545 1 81

407

12

419

V04.3640

V09.16

13 12

14

419

1

8

12

419

F.F.E.

0'-0"

T.O. COOLER

13'-10"
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0

Scale 1" = 20'

40 80Footcandles calculated at grade Filename: TB-200709YONYCJWR1.AGI

Illumination results shown on this lighting design
are based on project parameters provided to
Cree Lighting used inconjunction with luminaire
test procedures conducted under laboratory
conditions.  Actual project conditions differing
from these design parameters may affect field
results. The customer is responsible for
verifying dimensional accuracy along with
compliance with any applicable electrical,
lighting,or energy code.

9201 Washington Ave, Racine, WI 53406  https://creelighting.com - (800) 236-6800

CREE GHTINGLI_______________________
A COMPANY OF IDEAL INDUSTRIES, INC.

Project Name: Taco Bell - 3571 Mohegan Avenue, Town of Yorktown, NY - EXT Layout By:
Collin Witherow

Date:8/20/2020SR-42585

The Town of Yorktown has the following code requirements with regard to site lighting:

      "§ 200-6 General standards for exterior lighting.
        All exterior lighting fixtures installed and thereafter maintained other than those serving
        single-family residential dwellings, except for streetlighting provided by the Town, shall
        comply with the following requirements:
A.
The design, character, size and scale of exterior lighting fixtures shall be consistent with the
architectural character of adjacent buildings and their settings within the hamlet.

B.
All exterior lighting shall use metal halide, incandescent or fluorescent light sources,
except as otherwise permitted by the provisions of this section.
C.
Except as otherwise provided in this section, the following light sources and lighting
fixture types shall not be used (see Table 1[1]):
(1)
High-pressure sodium, low-pressure sodium, mercury vapor and exterior neon light
sources.
(2)
Cobra-head-type lighting fixtures having dished or drop lenses or refractors which
house other than incandescent sources.
(3)
Searchlights.
(4)
Lighting fixtures having flashing, rotating, moving, pulsing or alternating colored sources.
(5)
Floodlights shall not be used on building facades and architectural features of buildings
unless all of the following conditions are met:
(a)
The floodlight fixture is equipped with baffles and/or shields and is located so as to limit
the fixture's direct light distribution on the facade or feature being illuminated and shall not
be visible above the building roofline.
(b)
The configuration of the floodlight installation shall block all view to the floodlight fixture's lamp(s)
from adjacent areas; and
(c)
The maximum luminance of any floodlighted surface does not exceed five footlamberts or 17.131
metric candela per square meter, measured at a distance of 50 feet along the normal from the
surface to a standing observer.
[1]
Editor's Note: Table 1 is included at the end of this chapter.
D.
All exterior illumination shall be less than 1.0 footcandles at the property line and all such
lighting, other than lighting of roads, parking areas or buildings essential for safety or security
purposes or as required by government regulation, shall be extinguished within 1/2 hour after
the close of business. Lights that are controlled by photocells and timers are encouraged, as
is the use of sensor-activated lights to replace existing lighting which may be needed for safety
or emergency purposes. Illuminated signage as permitted under Article XX: Signs, is excluded
from this requirement.[2]
E.
All freestanding and wall-mounted luminaires shall be fully shielded light fixtures.

F.
No freestanding or building-mounted area lighting fixture shall be located higher than 16 feet above
finished grade level.

In addition, Taco Bell has requirements for site lighting as such:

The brand requires a minimum of 2 FC throughout the site with an average of 10-12 FC throughout.
5 FC at the main entrance, trash enclosure, preview and menu boards and drive-thru lane entrance."
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Fixture Mounting Height: 16' AFG

Pole: 15' Pole + 1.0' Base

ADDITIONAL EQUIPMENT REQUIRED:
(5) - CL-SSP-4011-15-OT-PS (15' x 4" x 11ga STEEL SQUARE POLE, Tenon)
(4) - PB-1A4XX - (Single Vertical Tenon)
(1) - PB-2A4XX - (Twin Vertical Tenon)

NOTES:  1.0FC Max at Property Line
               2.0FC Min in Paved Parking
               16' Max Mounting Height
               **This is an LED Light Source**
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Luminaire Schedule

Symbol Qty Label Arrangement LMF

Calculation Summary; 1.00 LLF

Label Units

Lum. Lumens Lum. Watts Part Number

Avg Max Min Avg/Min Max/Min

All Calc Points Fc 1.96 29.3 0.0 N.A. N.A.

Property Line Fc 0.29 1.0 0.0 N.A. N.A.

Taco Bell Paved Parking

1 2MB-120 SINGLE 1.000 26977 421 ARE-EHO-2MB-HV-12-E-UL-BZ-1000

2 4M-120 SINGLE 1.000 35815 421 ARE-EHO-4M-HV-12-E-UL-XX-1000

1 4MB-120 SINGLE 1.000 26977 421 ARE-EHO-4MB-HV-12-E-UL-XX-1000

1 4M-120-2 2 @ 180° 1.000 35815 421 ARE-EHO-4M-HV-12-E-UL-XX-1000

Fc 10.65 25.3 2.7 3.94 9.37

Trash Enclosure Fc 5.08 8.1 2.8 1.81 2.89
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Image shown  NTS

DESCRIPTION

Exterior Wall Sconce 

MATERIAL SPECIFICATIONS

Wrought Iron and Aluminum
Old Silver Finish

SIZE

Width: 14”
Height 17.25”
P: 16.75”
TDC: 3”

Backplate:
Width: 6”
Depth: 1.25”

LOCATION

Exterior

OTHER DETAILS

To be purchased from Taco Bell 
approved lighting vendor.

LIGHTING CUTSHEET
Exterior Wall Sconce

D1

IMAGE

BUILDING DESIGN

Endeavor

REVISION DATE

2020.03.31
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B2771  M  WALL

11"w   14¾"h   12½"p   2½"tcd 
mm: 279 w  375 h  318 p  64 tcd

backplate: 5"w  1¼"d 
mm: 127 w  32 d
1 - 100w med

B2772  L  WALL

14"w   17¼"h   16¾"p   3"tcd 
mm: 356 w  438 h  425 p  76 tcd

backplate: 6"w  1¼"d 
mm: 152 w   32 d
1 - 100w med

F2773  M  PENDANT/SEMI-FLUSH

11"w   6¾"h   56"max ht 
mm: 279 w  171 h  1422 max ht

canopy: 5"w  1¼"d 
mm: 127 w  32 d
1 - 100w med

F2774  L  PENDANT/SEMI-FLUSH

14"w   6¾"h  56"max ht 
mm: 356 w  171 h  1422 max ht

backplate: 6"w  1¼"d 
mm: 152 w  32 d
1 - 100w med

F2776  M  ISLAND

51"l   14"w   10¼"h   59½"max ht 
mm: 1295 l  356 w  260 h  1511 max ht

backplate: 6"w  1¼"d 
mm: 152 w  32 d
3- 100w med

T O L E D O

metalwork

Wrought Iron and Aluminum

finish

Old Silver

suspension

Pendants include 4 stems  
and hang-straight canopy:  
1-6", 2-12", 1-18" 
mm: 1-152, 2-305, 1-457
Stem not included in measurement

l amp information

Shown with optional  
Early Electric Lamps
LB60-6 6-pack 60W med base 

Early Electric Lamps
LB-6W-6 6-pack 6W med base  

Early Electric LED Lamps
400 lm  2200K  120V

T24 COMPLIANT
DARK SKY QUALIFIED

189



US:  creelighting.com   (800) 236-6800
Canada:  creelighting-canada.com   (800) 473-1234

Rev. Date: V13 04/08/2020

THE EDGE® Series
LED High Output Area/Flood Luminaire featuring Cree TrueWhite® Technology

Ordering Information
Example: ARE-EHO-2M-HV-12-E-UL-SV-700 

Product Description
THE EDGE® High Output Area/Flood luminaire is designed to deliver high lumen packages with precise 
optical control. The unit features a slim, low profile design that minimizes wind load and is available 
with two mounting options made with rugged die cast aluminum. The HV mount tenon is an adjustable 
arm that mounts to a horizontal or vertical 2" (51mm) IP, 2.375-2.50" (60-64mm) O.D. steel tenon. Tenon 
length must be a minimum of 3.75" (95mm). The direct mount bracket accessory allows for further 
mounting flexibility. The AA mount is an adjustable arm that mounts to a vertical 2" (51mm) IP, 2.375-3" 
(60-76mm) O.D. minimum 3.75" (95mm) tall tenon. The adjustable arm mount is for use in applications 
which have a vertical tenon and require a NEMA® Photocell Receptacle. Available with Cree TrueWhite® 
Technology, THE EDGE® High Output helps to beautifully render true colors and deliver value beyond 
energy savings. 
Applications: Auto dealerships, parking lots, campuses, facade lighting, high-mast and general site 
lighting applications

Accessories 

Field-Installed

Bird Spikes
XA-BRDSPKXAK12 
- 120 LED
XA-BRDSPKXAK24
- 240 LED
Direct Mount Bracket
EHO-UNV
- Mounts to minimum 4" (102mm) round or square; aluminum or steel pole  
   or can be surface-mounted directly to a vertical or horizontal surface
- For use with HV mount only
- Must specify finish color
- See Direct Mount Configurations table on page 15
- Poles must be field-drilled for direct mount EHO-UNV

Backlight Control Shields
XA-30BLS-4
- Four-pack for 120 LED
- Unpainted stainless steel
XA-30BLS-8
- Eight-pack for 240 LED
- Unpainted stainless steel
Shorting Cap
XA-XSLSHRT

E

Product Optic Mounting*
LED 
Count 
(x10)

Series Voltage
Color  
Options

Drive 
Current

Options

ARE-
EHO

1S
Type I 
Short
2M
Type II 
Medium
2MB
Type II 
Medium 
w/BLS
2MP
Type II
Medium 
w/Partial 
BLS
2S
Type II
Short

2SB
Type II
Short w/BLS
2SP
Type II
Short w/
Partial BLS
3M
Type III 
Medium 
3MB
Type III 
Medium
w/BLS
3MP
Type III
Medium w/
Partial BLS

4M
Type IV 
Medium
4MB
Type IV 
Medium  
w/BLS 
4MP
Type IV
Medium w/
Partial BLS 
5M
Type V 
Medium
5S
Type V Short
AF
Automotive  
Frontline-
Optic™

AA
Adjustable
Arm
- For use in  
applications 
which require 
a vertical tenon 
and a NEMA® 
Photocell  
Receptacle
HV
Horizontal/
Vertical Tenon
- Available with 
Direct Mount 
Bracket  when 
ordered with 
EHO-UNV 
field-installed 
accessory (see 
table above)
- Not for use 
with NEMA  
receptacle 
when mounted 
to vertical 
tenon

12
24

E UL
Universal
120-277V
UH
Universal
347-480V

BK
Black
BZ
Bronze
SV
Silver 
WH
White

700
700mA
1000
1000mA

DIM 0-10V Dimming
 - Control by others
 - Refer to Dimming 
spec sheet for details

 - Can't exceed specified 
drive current

 - Not available with 
PML option

PML Programmable 
          Multi-Level, 20-40' 
          Mounting Height

 - Available only with UL 
voltage

 - Not available with 240 
LEDs with 1000mA 
drive current

 - Refer to PML spec 
sheet for details

 - Intended for downlight 
applications at 0˚ tilt

R NEMA® 3-Pin
          Photocell Receptacle

 - 3-pin receptacle per 
ANSI C136.10

 - Vertical tenon 
applications require 
use of AA mount

 - Intended for 
downlight 
applications with 
maximum 45˚ tilt

 - Requires photocell 
or shorting cap (by 
others)

 - Refer to PML spec 
sheets for availability 
with PML option

RL Rotate Left
 - Optic is 
rotated to the 
left

RR Rotate Right
 - Optic is 
rotated to the 
right

40K 4000K Color 
           Temperature

 - Minimum 70 
CRI

 - Color 
temperature 
per luminaire

50K 5000K Color 
          Temperature

 - Minimum 90 
CRI

 - Utilizes Cree 
TrueWhite® 
Technology

 - Color 
temperature 
per luminaire

FLD-
EHO

15
15˚  
Flood
25
25˚ 
Flood

40
40˚  
Flood
70
70˚ 
Flood

SN
Sign
N6
NEMA® 6

† See http://creelighting.com/warranty for warranty terms

Utilizes Cree TrueWhite® Technology on 5000K Luminaires

Patented NanoOptic® Product Technology

Assembled in the U.S.A. of U.S. and imported parts

CRI: Minimum 70 CRI (4000K & 5700K); 90 CRI (5000K)

CCT : 4000K (+/- 300K), 5000K (+/- 300K), 5700K (+/- 500K) standard

Limited Warranty†: 10 years on luminaire/10 years on Colorfast DeltaGuard® finish

Performance Summary

LED Count (x10) Weight

12 45.3 lbs. (20.5kg)

24 80.5 lbs. (36.5kg)

* Reference EPA and pole configuration suitability data beginning on page 14

HV Mount and Direct Mount Bracket - see page 16 for 
weight & dimensions

35.5"
(902mm)

29.5"
(749mm)

240 LED

35.5"
(902mm)

15.5"
(419mm)

120 LED

NEMA® 3-Pin Photocell Receptacle 
location  (ordered as an option)

5.9"
(150mm)

10.5"
(267mm)

AA Mount

https://www.creelighting.com
https://www.creelighting-canada.com/
https://www.creelink.com/exLink.asp?36618400OW67Z45I51708400
https://www.creelink.com/exLink.asp?36618400OW67Z45I51708400
https://www.creelink.com/exLink.asp?36618400OW67Z45I51708400
https://www.creelink.com/exLink.asp?11771499OY74R53I27481479
https://www.creelink.com/exLink.asp?11771499OY74R53I27481479
https://www.creelink.com/exLink.asp?11771499OY74R53I27481479
https://www.creelink.com/exLink.asp?11771499OY74R53I27481479
https://www.creelink.com/exLink.asp?11771499OY74R53I27481479
https://www.creelighting.com/warranty
https://www.creelighting.com


US:  creelighting.com   (800) 236-6800
Canada:  creelighting-canada.com   (800) 473-1234

© 2020 Cree Lighting, A company of IDEAL INDUSTRIES. All rights reserved. For informational purposes only. 
Content is subject to change. Patent www.creelighting.com/patents. THE EDGE ®, NanoOptic® and Colorfast 
DeltaGuard® are registered trademarks, and Automotive FrontlineOptic™ is a trademark of Cree Lighting, A 
company of IDEAL INDUSTRIES. Cree®, the Cree logo, the Cree TrueWhite Technology logo, TrueWhite® and Cree 
TrueWhite® are registered trademarks of Cree, Inc. The UL logo is a registered trademark of UL LLC. NEMA® is a 
registered trademark of the National Electrical Manufacturers Association. 

THE EDGE® LED High Output Area/Flood Luminaire

LED Count (x10) Weight

12 45.3 lbs. (20.5kg)

24 80.5 lbs. (36.5kg)

NEMA® 3-Pin Photocell 
Receptacle location  
(ordered as an option)

45.5"
(1156mm)

16.5"
(419mm)

120 LED

45.5"
(1156mm)

30.0"
(762mm)

240 LED

Direct Mount Bracket (accessory sold separately)
Not for use with R option.

5.5"
(140mm)

LED Count (x10) Weight

12 45.3 lbs. (20.5kg)

24 80.5 lbs. (36.5kg)

43.8"
(1113mm)

30.0"
(762mm)

240 LED

16.5"
(419mm)

43.8"
(1113mm)

120 LED

NEMA® 3-Pin Photocell 
Receptacle location  
(ordered as an option)

HV Mount (shown in horizontal position)

5.0"
(127mm)

LED Count (x10) Weight

12 45.3 lbs. (20.5kg)

24 80.5 lbs. (36.5kg)

16.5"
(419mm)

33.6"
(853mm)

120 LED

30.0"
(762mm)

33.6"
(853mm)

240 LED

HV Mount (shown in vertical position)

15.3"
(389mm)

https://www.creelighting.com
https://www.creelighting-canada.com/


Sam Schwartz 
30 Montgomery Street, Suite 1340 
Jersey City, NJ 07302 
(973) 639‐9629 
samschwartz.com 
 

 

September 2, 2021 

Members of the Planning Board 
Town of Yorktown 
1974 Commerce Street, Room 222 
Yorktown, NY 10598 

RE: Proposed Taco Bell Restaurant at 3571 Mohegan Avenue, Yorktown, NY 

Dear Members of the Planning Board: 

At the request of the Town of Yorktown, Sam Schwartz Engineering, DPC (Sam Schwartz) has prepared a 
traffic engineering review of the materials submitted in support of the referenced application. Specifically, 
Sam Schwartz has reviewed the following documents. Unless otherwise noted, all documents reviewed 
were prepared by JMC Planning Engineering Landscape Architecture & Land Surveying, PLLL (“JMC”) on 
behalf of Keystone Mohegan Lake, LLC pertaining to traffic operations and safety. 

 Report “Traffic Study – Route 6 II Development, 3571 Mohegan Avenue, Town of Yorktown, NY”, 
dated September 20, 2018 

 Site Plan Set consisting of fifteen (15) sheets entitled “Site Plan Approval Drawings, Proposed Taco 
Bell Restaurant, Tax Map Section 15.16 | Block 1| Lot 21, 3571 Mohegan Avenue, Town of 
Yorktown, NY”, dated March 12, 2021  

 Comment response letter to April 12, 2021, Public Hearing Comments dated April 21, 2021, which 
included the following attachments: 

o JMC Drawing C-100 “Layout Plan” Revision 3 – 4/21/2021 
 Comment response letter to May 10, 2021. Public Hearing Comments dated June 2, 2021, which 

included the following attachments: 
o JMC Table D-1, “Daycare Count Summary Table”, dated 05/25/2021. 
o Taco Bell Port Chester Queuing Study Summary Tables dated 12/01/2020. 
o Taco Bell Carmel Queuing Study Summary Tables dated 05/20/2021. 

 Police Crash Reports from 2017-2020, provided by Yorktown Police Department 

Sam Schwartz offers the following traffic engineering and safety-related comments to the Town of 
Yorktown: 

Site Plan Comments – Circulation, Operations, and Safety 
1. It appears that per JMC Drawing C-130 that the bypass lane cannot accommodate a bypassing 

vehicle movement while there is a queue in the drive thru lane of more than one vehicle beyond 
the menu board (approximately 4-vehicles from the pickup window). Based on a 50% queue length 
of 4 vehicles (per the provided queuing survey from the Carmel, NY Taco Bell site), this would 
regularly become a bottleneck for vehicles parked within the proposed parking lot of the subject 
property. Additionally, congestion within the subject property parking lot may discourage customers 
from parking in the Taco Bell lot and encourage customers to use other shared parking spaces 
within the site. Sam Schwartz recommends that the Applicant widen the proposed bypass lane to 
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accommodate bypassing vehicles to accommodate times when there is a significant queue in the 
drive thru lane. Turning movement templates should be provided by the Applicant illustrating 
accommodation of simultaneous movements. 

2. Applicant shall confirm that the subject property parking lot will contain one-way circulation and 
revise pavement markings to include arrows indicating circulation patterns. If one-way circulation 
is intended, Sam Schwartz recommends installation of one-way, and Do Not Enter signage at 
desired property ingress and egress points and consideration of angled parking in lieu of 
perpendicular parking to discourage wrong-way circulation. 

3. The Applicant shall provide traffic control (stop signs and stop line markings) at egress points from 
the subject property onto site roadways.  

Traffic Impact Study Comments 
4. Two queue surveys were performed on typical weekdays at nearby existing Taco Bell locations in 

Carmel and Port Chester, NY and summarized in an attachment to the June 2, 2021, JMC 
Comment Response Letter. Based on a review of these surveys, it appears that queue lengths 
were significantly longer at the Carmel location.  Additionally, of the two locations, the Carmel 
location has more similarities to the subject property, including surrounding land uses, proximity to 
each other, and proximity to US 6. Additionally, both the Carmel and Port Chester locations each 
have several fast-food establishments within close proximity while only one fast-food establishment 
(Dunkin Donuts) was identified within close proximity (1/4 mile) to the subject property. Sam 
Schwartz recommends that maximum queue lengths from the Carmel survey location should be 
assumed instead of the Port Chester location and recommends that the Applicant provide 
consideration to the impacts of similar fast-food establishments in close proximity to study sites in 
comparison to the subject property. 

5. The June 2, 2021, JMC Comment Response Letter states that “the drive-thru lane can 
accommodate 8 cars, and the site can accommodate a 20-car queue length before reaching the 
driveway.” While it is understandable that queues may extend onto the site roadways on rare, 
infrequent circumstances, the subject property driveway and drive thru lane should accommodate 
maximum queues for a typical day. Based on the queue length assumption recommendations in 
the previous comment, Sam Schwartz recommends revising the proposed drive thru lane within 
the subject property to accommodate at least an 11-vehicle queue. The applicant should provide a 
drawing illustrating the maximum anticipated daily queue of passenger vehicles contained within 
the subject property. 

Historical Crash Assessment 
6. Sam Schwartz reviewed 29 police reports provided by the Yorktown Police Department from 2017-

2020 for reported crashes occurring in the vicinity of the subject property. These crashes are 
summarized in Table 1 below. Additionally, a crash diagram illustrating locations and crash types 
of the 29 crashes is provided in Exhibit A. A large majority of crashes (26/29, 90%) occurred along 
East Main Street/US 6, either at or approaching the intersection with Mohegan Avenue and 
Lakeland Street. Rear-end crashes were the highest-occurring crash type (19/29 crashes, 66%), 
followed by right angle (4 crashes), left turn (3 crashes), and backing, sideswipe, and struck animal 
(1 crash). Only one crash (sideswipe) occurred along Mohegan Avenue but did not involve the site 
driveway. Per the police report, this crash involved an inexperienced driver who “overshot” a turn 
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onto Mohegan Avenue from East Main Street/US 6 and sideswiped a vehicle stopped in traffic. 
Police report narratives for crashes occurring at the East Main Street/US 6 and Mohegan Avenue 
intersection did not give any indication that congestion or circulation stemming from the site 
driveway was a contributing factor to crashes. Unless the subject property experiences queues that 
extend beyond the site driveway and impact traffic operations at Mohegan Avenue, it is our 
professional opinion that the proposed subject property will not have direct traffic safety impacts to 
the adjacent roadway network. 

Table 1 - Summary of Crashes 2017-2021 (Source: Yorktown Police Department) 

Date  Location  Crash Type  Vehicles  Injured  Killed 

1/29/2017  E Main St/Rt 6  100' east of  Mohegan Ave  Right Angle  2  1  0 

2/16/2017  E Main St/Rt 6  100' west of  Mohegan Ave  Rear End  2  1  0 

2/22/2017  E Main St/Rt 6  100' east of  Mohegan Ave  Rear End  2  0  0 

4/24/2017  Lakeland St  at  E Main St/Rt 6  Rear End  2  0  0 

10/8/2017  E Main St/Rt 6  50' west of  Mohegan Ave  Rear End  2  0  0 

10/15/2017  E Main St/Rt 6  at  Lakeland St  Struck Animal  1  0  0 

10/19/2017  E Main St/Rt 6  75' east of  Mohegan Ave  Rear End  3  1  0 

11/21/2017  E Main St/Rt 6  50' east of  Lakeland St  Rear End  2  1  0 

11/25/2017  E Main St/Rt 6  at  Lakeland St  Rear End  2  0  0 

12/15/2017  Mohegan Ave  50' south of  E Main St/Rt 6  Sideswipe  2  0  0 

1/25/2018  E Main St/Rt 6  at  Lakeland St  Rear End  2  0  0 

2/8/2018  E Main St/Rt 6  at  Mohegan Ave  Left Turn  2  2  0 

3/6/2018  E Main St/Rt 6  at  Lakeland St  Rear End  2  0  0 

4/7/2018  E Main St/Rt 6  at  Lakeland St  Rear End  2  0  0 

1/19/2019  E Main St/Rt 6  100' west of  Mohegan Ave  Right Angle  2  0  0 

1/28/2019  E Main St/Rt 6  at  Mohegan Ave  Rear End  2  0  0 

2/9/2019  E Main St/Rt 6  100' east of  Lakeland St  Left Turn  2  0  0 

5/26/2019  E Main St/Rt 6  50' west of  Mohegan Ave  Rear End  2  0  0 

7/29/2019  E Main St/Rt 6  100' west of  Mohegan Ave  Rear End  2  1  0 

8/22/2019  E Main St/Rt 6  at  Mohegan Ave  Rear End  2  0  0 

9/29/2019  E Main St/Rt 6  at  Lakeland St  Rear End  2  0  0 

11/12/2019  E Main St/Rt 6  at  Lakeland St  Rear End  2  0  0 

12/19/2019  E Main St/Rt 6  75' west of  Lakeland St  Right Angle  2  0  0 

12/28/2019  E Main St/Rt 6  50' west of  Mohegan Ave  Rear End  2  0  0 

2/15/2020  Lakeland St  at  E Main St/Rt 6  Backing  2  0  0 

3/20/2020  E Main St/Rt 6  at  Mohegan Ave  Left Turn  2  0  0 

8/12/2020  E Main St/Rt 6  100' east of  Lakeland St  Rear End  2  0  0 

9/3/2020  E Main St/Rt 6  50' east of  Mohegan Ave  Right Angle  2  0  0 

11/13/2020  E Main St/Rt 6  75' west of  Lakeland St  Rear End  4  0  0 
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If you have any questions or require additional information regarding the information provided above, please 
do not hesitate to contact me at 201-805-8819. 

Sincerely, 

 

Lou Luglio, P.E.       Joe Milanese, P.E., AICP, PTOE, RSP2I 
Vice President         Associate 
Engineering + Transportation Planning    Transportation Engineering + Planning 
Cell: (201) 805-8819      Cell: (908) 472-4812 
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June 2, 2021

Chairman Richard Fon 
& Members of the Planning Board 
Town of Yorktown Planning Board 
1974 Commerce Street, Room 222 
Yorktown, NY 10598 

RE: JMC Project 20045 
Proposed Taco Bell Restaurant 

 3571 Mohegan Avenue 
Town of Yorktown, NY

Dear Chairman Fon and Members of the Board: 
 
On behalf of Keystone Mohegan Lake LLC, we are pleased to provide the following responses to 
comments discussed during the May 10th Public Hearing. Accordingly, herein we have provided 
materials and responses for your consideration. 
 
Enclosed please find a copy of the below listed materials for your review: 
 
1. JMC Table D-1, “Daycare Count Summary Table”, dated 05/25/2021. 

 
2. Taco Bell Port Chester Queuing Study Summary Tables, prepared by JMC, dated 12/01/2020.

3. Taco Bell Carmel Queuing Study Summary Tables, prepared by JMC, dated 05/20/2021.

Driveway Operations 

When the site was originally designed and constructed in 2009, the access driveway and traffic 
operations were analyzed given the three uses on the property. In 2018 when the subject property 
was rezoned to the C-2 district, new counts were performed and the Traffic Study was updated to 
analyze a fast-food use for the third lot. The access drive provides an organized way to filter 
vehicles in and out of the site, and the studies performed demonstrate that the access drive can 
accommodate volumes during peak periods of traffic. Each business has its own parking area with 
access from the main driveway which separates the uses and prevents potential conflicts between 
patrons.  

Based on the discussion at the last meeting, our office performed a count of the daycare in order 
to better understand the daycare’s operations and pickup timing during the afternoon hours. The 
counts were conducted on a weekday between the hours of 2:30 and 6:30 PM.  We have attached 
Table D-1 which depicts the counted daycare traffic volumes. Parents pick up their children 
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throughout the afternoon, with most children being picked up by 5:00-5:30 PM and some children 
staying until 6:30 PM. Parents picking up children must drive to the main entrance of the Learning 
Experience building, park their car, walk inside the building to pick up their children, and then 
proceed to walk out to their car with their children. The maximum observed daycare traffic 
volumes occurred between 5:15 and 5:30 PM with 19 vehicles entering and 15 vehicles exiting 
during the 15-minute period. There is adequate parking adjacent to the daycare where all parents 
were able to park and enter the building without queuing in the driveway.  
 
With regard to Taco Bell’s queueing operations, the menu board placement and queue length have 
been designed to Taco Bell’s prototypical standards which are developed based on Taco Bell’s 
extensive experience in this region. In addition, our office conducted queuing counts at the existing 
Taco Bell Drive-Thru locations in Port Chester, NY and Carmel, NY. Both locations are recently 
constructed sites based on a similar prototype as the proposed Taco Bell. Each site was counted on 
a weekday from 4:00 PM to 7:00 PM.  
 
The below paragraphs summarize the results of the queuing counts: 
 

During the Port Chester count, a total of 60 vehicles entered the drive-thru lane during a 3 
hour period from 4-7 PM period. The flow of vehicles was steady and averaged 
approximately 20 vehicles per hour entering the drive-thru. The maximum queue observed 
was 3 cars, which occurred during the 4:45-5:00 PM, 5:00-5:15 PM and 5:15-5:30 PM 
periods. The 50th percentile queue length was 1 car. 

 
During the Carmel count, a total of 112 vehicles entered the drive-thru lane during a 3 hour 
period from 4-7 PM period. The flow of vehicles was steady and averaged approximately 37 
vehicles per hour entering the drive-thru. The maximum queue observed was 11 cars, 
which occurred during the 5:30-5:45 PM and 5:45-6:00 PM periods. The 50th percentile 
queue length was 4 cars. 

 
Given the above observations, it is our professional opinion that the Taco Bell traffic will not 
conflict with the day-care traffic. The drive-thru lane can accommodate 8 cars, and the site can 
accommodate a 20 car queue length before reaching the site driveway. We acknowledge that the 
queue lengths may be longer when the restaurant first opens as there will be excitement about the 
restaurant opening in addition to the staff becoming familiar with the operations. However, this is a 
temporary condition and the initial volume will stabilize over time. 
 
We trust that this information is sufficient for you to continue your review of this Application and 
we look forward to discussing this matter with you further. If you have any questions or require 
additional information with regard to the information provided above, please do not hesitate to 
contact our office at 914-273-5225. Thank you for your consideration. 
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Sincerely, 

JMC Planning Engineering Landscape Architecture & Land Surveying, PLLC 

Paul J. Dumont, PE 
Senior Designer II 

p:\2020\20045\admin\ltfon_2021-06-02.docx 



TIME ENTER EXIT TOTAL

2:30 - 2:45 PM 4 9 13

2:45 - 3:00 PM 2 1 3

3:00 - 3:15 PM 4 2 6

3:15 - 3:30 PM 8 7 15

3:30 - 3:45 PM 3 5 8

3:45 - 4:00 PM 3 4 7

4:00 - 4:15 PM 2 4 6

4:15 - 4:30 PM 4 1 5

4:30 - 4:45 PM 2 5 7

4:45 - 5:00 PM 9 7 16

5:00 - 5:15 PM 5 4 9

5:15 - 5:30 PM 19 15 34

5:30 - 5:45 PM 6 15 21

5:45 - 6:00 PM 5 7 12

6:00 - 6:15 PM 0 0 0

6:15 - 6:30 PM 5 5 10

TABLE D-1

JMC COUNTED DAYCARE DRIVEWAY VOLUMES

Notes:
(1) JMC counted the entering and exiting traffic volumes for the existing The 
Learning Experience located at 3555 Mohegan Avenue, Mohegan Lake, NY on 
Tuesday, May 25, 2021.

P:\2020\20045\ADMIN\TRAFFIC\20045-Daycare Volume Table_2021-05-26.xlsx; Daycare.tab



Vehicle 
No.

Time 
Enter

Time
Exit

Time
Duration
(Minues)

Vehicle
No.

Time
Enter

Time
Exit

Time
Duration
(Minutes)

1 4:03 PM 4:05 PM 2 31 5:27 PM 5:30 PM 3

2 4:05 PM 4:07 PM 2 32 5:29 PM 5:32 PM 3

3 4:10 PM 4:12 PM 2 33 5:29 PM 5:35 PM 6

4 4:13 PM 4:15 PM 2 34 5:32 PM 5:39 PM 7

5 4:15 PM 4:17 PM 2 35 5:35 PM 5:40 PM 5

6 4:16 PM 4:19 PM 3 36 5:39 PM 5:41 PM 2

7 4:18 PM 4:19 PM 1 37 5:44 PM 5:48 PM 4

8 4:19 PM 4:20 PM 1 38 5:45 PM 5:51 PM 6

9 4:22 PM 4:23 PM 1 39 5:50 PM 5:52 PM 2

10 4:24 PM 4:26 PM 2 40 5:54 PM 5:56 PM 2

11 4:27 PM 4:30 PM 3 41 5:57 PM 5:59 PM 2

12 4:33 PM 4:36 PM 3 42 5:57 PM 6:00 PM 3

13 4:39 PM 4:40 PM 1 43 6:03 PM 6:05 PM 2

14 4:39 PM 4:42 PM 3 44 6:04 PM 6:06 PM 2

15 4:48 PM 4:51 PM 3 45 6:08 PM 6:10 PM 2

16 4:56 PM 5:00 PM 4 46 6:12 PM 6:14 PM 2

17 4:57 PM 5:01 PM 4 47 6:15 PM 6:17 PM 2

18 4:58 PM 5:02 PM 4 48 6:18 PM 6:20 PM 2

19 5:01 PM 5:03 PM 2 49 6:19 PM 6:21 PM 2

20 5:03 PM 5:06 PM 3 50 6:19 PM 6:23 PM 4

21 5:06 PM 5:08 PM 2 51 6:20 PM 6:24 PM 4

22 5:06 PM 5:08 PM 2 52 6:22 PM 6:25 PM 3

23 5:07 PM 5:09 PM 2 53 6:26 PM 6:29 PM 3

24 5:08 PM 5:10 PM 2 54 6:29 PM 6:31 PM 2

25 5:08 PM 5:11 PM 3 55 6:37 PM 6:39 PM 2

26 5:10 PM 5:12 PM 2 56 6:43 PM 6:46 PM 3

27 5:13 PM 5:16 PM 3 57 6:48 PM 6:50 PM 2

28 5:18 PM 5:21 PM 3 58 6:51 PM 6:53 PM 2

29 5:18 PM 5:23 PM 5 59 6:52 PM 6:54 PM 2

30 5:20 PM 5:25 PM 5 60 6:56 PM 6:59 PM 3

Taco Bell Drive-Thru Processing Time Duration Survey

Table TB-1

Notes:
(1) JMC performed counts of the existing Taco Bell Drive-Thru located at 303 Boston Post Road, Port Chester, NY 10573 on 
Tuseday, December 1, 2020.

**Average Time Duration Per Vehicle: 2.8 Minutes**

P:\2020\20021\ADMIN\TRAFFIC\20021-Drive Thru Count Breakdown_2020-12-02.xlsx; Duration.tab



Time
Vehicles
Entering

Queue

Vehicles
Exiting
Queue

Vehicle
Queue
Length

Time
Vehicles
Entering

Queue

Vehicles
Exiting
Queue

Vehicle
Queue
Length

4:00 PM - - 0 4:45 PM 0 0 0
4:01 PM 0 0 0 4:46 PM 0 0 0
4:02 PM 0 0 0 4:47 PM 0 0 0
4:03 PM 1 0 1 4:48 PM 1 0 1
4:04 PM 0 0 1 4:49 PM 0 0 1
4:05 PM 1 1 1 4:50 PM 0 0 1
4:06 PM 0 0 1 4:51 PM 0 1 0
4:07 PM 0 1 0 4:52 PM 0 0 0
4:08 PM 0 0 0 4:53 PM 0 0 0
4:09 PM 0 0 0 4:54 PM 0 0 0
4:10 PM 1 0 1 4:55 PM 0 0 0
4:11 PM 0 0 1 4:56 PM 1 0 1
4:12 PM 0 1 0 4:57 PM 1 0 2
4:13 PM 1 0 1 4:58 PM 1 0 3
4:14 PM 0 0 1 4:59 PM 0 0 3
4:15 PM 1 1 1 5:00 PM 0 1 2
4:16 PM 1 0 2 5:01 PM 1 1 2
4:17 PM 0 1 1 5:02 PM 0 1 1
4:18 PM 1 0 2 5:03 PM 1 1 1
4:19 PM 1 2 1 5:04 PM 0 0 1
4:20 PM 0 1 0 5:05 PM 0 0 1
4:21 PM 0 0 0 5:06 PM 2 1 2
4:22 PM 1 0 1 5:07 PM 1 0 3
4:23 PM 0 1 0 5:08 PM 2 2 3
4:24 PM 1 0 1 5:09 PM 0 1 2
4:25 PM 0 0 1 5:10 PM 1 1 2
4:26 PM 0 1 0 5:11 PM 0 1 1
4:27 PM 1 0 1 5:12 PM 0 1 0
4:28 PM 0 0 1 5:13 PM 1 0 1
4:29 PM 0 0 1 5:14 PM 0 0 1
4:30 PM 0 1 0 5:15 PM 0 0 1
4:31 PM 0 0 0 5:16 PM 0 1 0
4:32 PM 0 0 0 5:17 PM 0 0 0
4:33 PM 1 0 1 5:18 PM 2 0 2
4:34 PM 0 0 1 5:19 PM 0 0 2
4:35 PM 0 0 1 5:20 PM 1 0 3
4:36 PM 0 1 0 5:21 PM 0 1 2
4:37 PM 0 0 0 5:22 PM 0 0 2
4:38 PM 0 0 0 5:23 PM 0 1 1
4:39 PM 2 0 2 5:24 PM 0 0 1
4:40 PM 0 1 1 5:25 PM 0 1 0
4:41 PM 0 0 1 5:26 PM 0 0 0
4:42 PM 0 1 0 5:27 PM 1 0 1
4:43 PM 0 0 0 5:28 PM 0 0 1
4:44 PM 0 0 0 5:29 PM 2 0 3

Table TB-2

Taco Bell Drive-Thru Queue Length Survey

P:\2020\20021\ADMIN\TRAFFIC\20021-Drive Thru Count Breakdown_2020-12-02.xlsx; Queue.tab



Time
Vehicles
Entering

Queue

Vehicles
Exiting
Queue

Vehicle
Queue
Length

Time
Vehicles
Entering

Queue

Vehicles
Exiting
Queue

Vehicle
Queue
Length

Table TB-2

Taco Bell Drive-Thru Queue Length Survey

5:30 PM 0 1 2 6:15 PM 1 0 1
5:31 PM 0 0 2 6:16 PM 0 0 1
5:32 PM 1 1 2 6:17 PM 0 1 0
5:33 PM 0 0 2 6:18 PM 1 0 1
5:34 PM 0 0 2 6:19 PM 2 0 3
5:35 PM 1 1 2 6:20 PM 1 1 3
5:36 PM 0 0 2 6:21 PM 0 1 2
5:37 PM 0 0 2 6:22 PM 1 0 3
5:38 PM 0 0 2 6:23 PM 0 1 2
5:39 PM 1 1 2 6:24 PM 0 1 1
5:40 PM 0 1 1 6:25 PM 0 1 0
5:41 PM 0 1 0 6:26 PM 1 0 1
5:42 PM 0 0 0 6:27 PM 0 0 1
5:43 PM 0 0 0 6:28 PM 0 0 1
5:44 PM 1 0 1 6:29 PM 1 1 1
5:45 PM 1 0 2 6:30 PM 0 0 1
5:46 PM 0 0 2 6:31 PM 0 1 0
5:47 PM 0 0 2 6:32 PM 0 0 0
5:48 PM 0 1 1 6:33 PM 0 0 0
5:49 PM 0 0 1 6:34 PM 0 0 0
5:50 PM 1 0 2 6:35 PM 0 0 0
5:51 PM 0 1 1 6:36 PM 0 0 0
5:52 PM 0 1 0 6:37 PM 1 0 1
5:53 PM 0 0 0 6:38 PM 0 0 1
5:54 PM 1 0 1 6:39 PM 0 1 0
5:55 PM 0 0 1 6:40 PM 0 0 0
5:56 PM 0 1 0 6:41 PM 0 0 0
5:57 PM 2 0 2 6:42 PM 0 0 0
5:58 PM 0 0 2 6:43 PM 1 0 1
5:59 PM 0 1 1 6:44 PM 0 0 1
6:00 PM 0 1 0 6:45 PM 0 0 1
6:01 PM 0 0 0 6:46 PM 0 1 0
6:02 PM 0 0 0 6:47 PM 0 0 0
6:03 PM 1 0 1 6:48 PM 1 0 1
6:04 PM 1 0 2 6:49 PM 0 0 1
6:05 PM 0 1 1 6:50 PM 0 1 0
6:06 PM 0 1 0 6:51 PM 1 0 1
6:07 PM 0 0 0 6:52 PM 1 0 2
6:08 PM 1 0 1 6:53 PM 0 1 1
6:09 PM 0 0 1 6:54 PM 0 1 0
6:10 PM 0 1 0 6:55 PM 0 0 0
6:11 PM 0 0 0 6:56 PM 1 0 1
6:12 PM 1 0 1 6:57 PM 0 0 1
6:13 PM 0 0 1 6:58 PM 0 0 1
6:14 PM 0 1 0 6:59 PM 0 1 0

7:00 PM 0 0 0
Notes:
(1) JMC performed counts of the existing Taco Bell Drive-Thru located at 303 Boston Post Road, Port Chester, NY 10573 on Tuseday, 
December 1, 2020.
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50th
Percentile

95th
Percentile

Maximum

4:00 PM - 4:15 PM 1.0 1.0 1

4:15 PM - 4:30 PM 1.0 2.0 2

4:30 PM - 4:45 PM 0.0 1.3 2

4:45 PM - 5:00 PM 0.0 3.0 3

5:00 PM - 5:15 PM 1.0 3.0 3

5:15 PM - 5:30 PM 1.0 3.0 3

5:30 PM - 5:45 PM 2.0 2.0 2

5:45 PM - 6:00 PM 1.0 2.0 2

6:00 PM - 6:15 PM 0.0 1.3 2

6:15 PM - 6:30 PM 1.0 3.0 3

6:30 PM - 6:45 PM 0.0 1.0 1

6:45 PM - 7:00 PM 1.0 1.3 2

4:00 - 7:00 PM 1.0 2.0 3

Table TB-3

Taco Bell Drive-Thru Queue Length Survey Summary

Notes:
(1) JMC performed counts of the existing Taco Bell Drive-Thru located at 303 
Boston Post Road, Port Chester, NY 10573 on Tuseday, December 1, 2020.

Queue Length
(Vehicles)

Time
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Vehicle 
No.

Time 
Enter

Time
Exit

Time
Duration
(Minues)

Vehicle
No.

Time
Enter

Time
Exit

Time
Duration
(Minutes)

1 4:00 PM 4:04 PM 4 59 5:42 PM 5:50 PM 8
2 4:01 PM 4:05 PM 4 60 5:45 PM 5:51 PM 6
3 4:03 PM 4:07 PM 4 61 5:47 PM 5:55 PM 8
4 4:06 PM 4:09 PM 3 62 5:47 PM 5:56 PM 9
5 4:07 PM 4:11 PM 4 63 5:47 PM 5:57 PM 10
6 4:09 PM 4:13 PM 4 64 5:49 PM 5:59 PM 10
7 4:12 PM 4:18 PM 6 65 5:50 PM 6:01 PM 11
8 4:13 PM 4:19 PM 6 66 5:51 PM 6:02 PM 11
9 4:16 PM 4:20 PM 4 67 5:52 PM 6:03 PM 11

10 4:17 PM 4:22 PM 5 68 5:52 PM 6:05 PM 13
11 4:18 PM 4:22 PM 4 69 5:52 PM 6:05 PM 13
12 4:22 PM 4:28 PM 6 70 5:54 PM 6:06 PM 12
13 4:23 PM 4:30 PM 7 71 5:54 PM 6:08 PM 14
14 4:26 PM 4:32 PM 6 72 5:56 PM 6:10 PM 14
15 4:27 PM 4:33 PM 6 73 5:58 PM 6:12 PM 14
16 4:30 PM 4:34 PM 4 74 6:01 PM 6:13 PM 12
17 4:33 PM 4:38 PM 5 75 6:02 PM 6:13 PM 11
18 4:36 PM 4:40 PM 4 76 6:05 PM 6:14 PM 9
19 4:43 PM 4:48 PM 5 77 6:06 PM 6:16 PM 10
20 4:45 PM 4:49 PM 4 78 6:11 PM 6:15 PM 4
21 4:46 PM 4:50 PM 4 79 6:12 PM 6:17 PM 5
22 4:46 PM 4:51 PM 5 80 6:14 PM 6:20 PM 6
23 4:48 PM 4:52 PM 4 81 6:14 PM 6:21 PM 7
24 4:51 PM 4:55 PM 4 82 6:15 PM 6:23 PM 8
25 4:52 PM 4:56 PM 4 83 6:17 PM 6:24 PM 7
26 4:52 PM 4:56 PM 4 84 6:18 PM 6:24 PM 6
27 4:54 PM 4:58 PM 4 85 6:18 PM 6:25 PM 7
28 5:00 PM 5:04 PM 4 86 6:19 PM 6:26 PM 7
29 5:01 PM 5:07 PM 6 87 6:19 PM 6:27 PM 8
30 5:01 PM 5:07 PM 6 88 6:20 PM 6:27 PM 7
31 5:01 PM 5:08 PM 7 89 6:21 PM 6:28 PM 7
32 5:02 PM 5:09 PM 7 90 6:24 PM 6:29 PM 5
33 5:03 PM 5:11 PM 8 91 6:26 PM 6:31 PM 5
34 5:04 PM 5:12 PM 8 92 6:28 PM 6:32 PM 4
35 5:06 PM 5:16 PM 10 93 6:28 PM 6:33 PM 5
36 5:09 PM 5:17 PM 8 94 6:30 PM 6:36 PM 6
37 5:09 PM 5:19 PM 10 95 6:33 PM 6:37 PM 4
38 5:10 PM 5:20 PM 10 96 6:34 PM 6:38 PM 4
39 5:13 PM 5:22 PM 9 97 6:36 PM 6:39 PM 3
40 5:15 PM 5:25 PM 10 98 6:37 PM 6:40 PM 3
41 5:16 PM 5:26 PM 10 99 6:39 PM 6:44 PM 5
42 5:19 PM 5:27 PM 8 100 6:42 PM 6:47 PM 5

Taco Bell Drive-Thru Processing Time Duration Survey

Table TB-1
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Vehicle 
No.

Time 
Enter

Time
Exit

Time
Duration
(Minues)

Vehicle
No.

Time
Enter

Time
Exit

Time
Duration
(Minutes)

Taco Bell Drive-Thru Processing Time Duration Survey

Table TB-1

43 5:20 PM 5:28 PM 8 101 6:44 PM 6:49 PM 5
44 5:20 PM 5:30 PM 10 102 6:45 PM 6:51 PM 6
45 5:22 PM 5:32 PM 10 103 6:49 PM 6:53 PM 4
46 5:26 PM 5:33 PM 7 104 6:50 PM 6:55 PM 5
47 5:27 PM 5:36 PM 9 105 6:51 PM 6:57 PM 6
48 5:27 PM 5:40 PM 13 106 6:51 PM 6:59 PM 8
49 5:27 PM 5:42 PM 15 107 6:54 PM 7:00 PM 6
50 5:28 PM 5:43 PM 15 108 6:55 PM 7:02 PM 7
51 5:28 PM 5:45 PM 17 109 6:58 PM 7:03 PM 5
52 5:29 PM 5:45 PM 16 110 6:58 PM 7:05 PM 7
53 5:32 PM 5:46 PM 14 111 6:59 PM 7:07 PM 8
54 5:33 PM 5:47 PM 14 112 7:00 PM 7:07 PM 7
55 5:33 PM 5:47 PM 14
56 5:34 PM 5:48 PM 14
57 5:35 PM 5:49 PM 14
58 5:41 PM 5:49 PM 8

Notes:
(1) JMC performed counts of the existing Taco Bell Drive-Thru located at 1081 Stoneleigh Avenue, Carmel, NY on Thursday, 
May 20, 2020.

**Average Time Duration Per Vehicle: 7.6 Minutes**
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Time
Vehicles
Entering

Queue

Vehicles
Exiting
Queue

Vehicle
Queue
Length

Time
Vehicles
Entering

Queue

Vehicles
Exiting
Queue

Vehicle
Queue
Length

4:00 PM - - 1 4:45 PM 1 0 2
4:01 PM 1 0 2 4:46 PM 2 0 4
4:02 PM 0 0 2 4:47 PM 0 0 4
4:03 PM 1 0 3 4:48 PM 1 1 4
4:04 PM 0 1 2 4:49 PM 0 1 3
4:05 PM 0 1 1 4:50 PM 0 1 2
4:06 PM 1 0 2 4:51 PM 1 1 2
4:07 PM 1 1 2 4:52 PM 2 1 3
4:08 PM 0 0 2 4:53 PM 0 0 3
4:09 PM 1 1 2 4:54 PM 1 0 4
4:10 PM 0 0 2 4:55 PM 0 1 3
4:11 PM 0 1 1 4:56 PM 0 2 1
4:12 PM 1 0 2 4:57 PM 0 0 1
4:13 PM 1 1 2 4:58 PM 0 1 0
4:14 PM 0 0 2 4:59 PM 0 0 0
4:15 PM 0 0 2 5:00 PM 1 0 1
4:16 PM 1 0 3 5:01 PM 3 0 4
4:17 PM 1 0 4 5:02 PM 1 0 5
4:18 PM 1 1 4 5:03 PM 1 0 6
4:19 PM 0 1 3 5:04 PM 1 1 6
4:20 PM 0 1 2 5:05 PM 0 0 6
4:21 PM 0 0 2 5:06 PM 1 0 7
4:22 PM 1 2 1 5:07 PM 0 2 5
4:23 PM 1 0 2 5:08 PM 0 1 4
4:24 PM 0 0 2 5:09 PM 2 1 5
4:25 PM 0 0 2 5:10 PM 1 0 6
4:26 PM 1 0 3 5:11 PM 0 1 5
4:27 PM 1 0 4 5:12 PM 0 1 4
4:28 PM 0 1 3 5:13 PM 1 0 5
4:29 PM 0 0 3 5:14 PM 0 0 5
4:30 PM 1 1 3 5:15 PM 1 0 6
4:31 PM 0 0 3 5:16 PM 1 1 6
4:32 PM 0 1 2 5:17 PM 0 1 5
4:33 PM 1 1 2 5:18 PM 0 0 5
4:34 PM 0 1 1 5:19 PM 1 1 5
4:35 PM 0 0 1 5:20 PM 2 1 6
4:36 PM 1 0 2 5:21 PM 0 0 6
4:37 PM 0 0 2 5:22 PM 1 1 6
4:38 PM 0 1 1 5:23 PM 0 0 6
4:39 PM 0 0 1 5:24 PM 0 0 6
4:40 PM 0 1 0 5:25 PM 0 1 5
4:41 PM 0 0 0 5:26 PM 1 1 5
4:42 PM 0 0 0 5:27 PM 3 1 7
4:43 PM 1 0 1 5:28 PM 2 1 8
4:44 PM 0 0 1 5:29 PM 1 0 9

Table TB-2

Taco Bell Drive-Thru Queue Length Survey
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Time
Vehicles
Entering

Queue

Vehicles
Exiting
Queue

Vehicle
Queue
Length

Time
Vehicles
Entering

Queue

Vehicles
Exiting
Queue

Vehicle
Queue
Length

Table TB-2

Taco Bell Drive-Thru Queue Length Survey

5:30 PM 0 1 8 6:15 PM 1 1 5
5:31 PM 0 0 8 6:16 PM 0 1 4
5:32 PM 1 1 8 6:17 PM 1 1 4
5:33 PM 2 1 9 6:18 PM 2 0 6
5:34 PM 1 0 10 6:19 PM 2 0 8
5:35 PM 1 0 11 6:20 PM 1 1 8
5:36 PM 0 1 10 6:21 PM 1 1 8
5:37 PM 0 0 10 6:22 PM 0 0 8
5:38 PM 0 0 10 6:23 PM 0 1 7
5:39 PM 0 0 10 6:24 PM 1 2 6
5:40 PM 0 1 9 6:25 PM 0 1 5
5:41 PM 1 0 10 6:26 PM 1 1 5
5:42 PM 1 1 10 6:27 PM 0 2 3
5:43 PM 0 1 9 6:28 PM 2 1 4
5:44 PM 0 0 9 6:29 PM 0 1 3
5:45 PM 1 2 8 6:30 PM 1 0 4
5:46 PM 0 1 7 6:31 PM 0 1 3
5:47 PM 3 2 8 6:32 PM 0 1 2
5:48 PM 0 1 7 6:33 PM 1 1 2
5:49 PM 1 2 6 6:34 PM 1 0 3
5:50 PM 1 1 6 6:35 PM 0 0 3
5:51 PM 1 1 6 6:36 PM 1 1 3
5:52 PM 3 0 9 6:37 PM 1 1 3
5:53 PM 0 0 9 6:38 PM 0 1 2
5:54 PM 2 0 11 6:39 PM 1 1 2
5:55 PM 0 1 10 6:40 PM 0 1 1
5:56 PM 1 1 10 6:41 PM 0 0 1
5:57 PM 0 1 9 6:42 PM 1 0 2
5:58 PM 1 0 10 6:43 PM 0 0 2
5:59 PM 0 1 9 6:44 PM 1 1 2
6:00 PM 0 0 9 6:45 PM 1 0 3
6:01 PM 1 1 9 6:46 PM 0 0 3
6:02 PM 1 1 9 6:47 PM 0 1 2
6:03 PM 0 1 8 6:48 PM 0 0 2
6:04 PM 0 0 8 6:49 PM 1 1 2
6:05 PM 1 2 7 6:50 PM 1 0 3
6:06 PM 1 1 7 6:51 PM 2 1 4
6:07 PM 0 0 7 6:52 PM 0 0 4
6:08 PM 0 1 6 6:53 PM 0 1 3
6:09 PM 0 0 6 6:54 PM 1 0 4
6:10 PM 0 1 5 6:55 PM 1 1 4
6:11 PM 1 0 6 6:56 PM 0 0 4
6:12 PM 1 1 6 6:57 PM 0 1 3
6:13 PM 0 2 4 6:58 PM 2 0 5
6:14 PM 2 1 5 6:59 PM 1 1 5

7:00 PM 1 1 5
Notes:
(1) JMC performed counts of the existing Taco Bell Drive-Thru located at 1081 Stoneleigh Avenue, Carmel, NY on Thursday, May 20, 
2020.
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50th
Percentile

95th
Percentile Maximum

4:00 PM - 4:15 PM 2.0 2.3 3
4:15 PM - 4:30 PM 3.0 4.0 4
4:30 PM - 4:45 PM 1.0 3.0 3
4:45 PM - 5:00 PM 3.0 4.0 4
5:00 PM - 5:15 PM 5.0 6.3 7
5:15 PM - 5:30 PM 6.0 8.3 9
5:30 PM - 5:45 PM 10.0 10.3 11
5:45 PM - 6:00 PM 9.0 10.3 11
6:00 PM - 6:15 PM 7.0 9.0 9
6:15 PM - 6:30 PM 5.0 8.0 8
6:30 PM - 6:45 PM 2.0 3.3 4
6:45 PM - 7:00 PM 3.5 5.0 5

4:00 - 7:00 PM 4.0 10.0 11

Table TB-3

Taco Bell Drive-Thru Queue Length Survey Summary

Notes:
(1) JMC performed counts of the existing Taco Bell Drive-Thru located at 1081 
Stoneleigh Avenue, Carmel, NY on Thursday, May 20, 2020.

Queue Length
(Vehicles)

Time
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January 15, 2019 

Councilman Lachterman said that he is in complete agreement with Mr. Kopstein’s views.  He said 
that he heard that the state may allow each county to decide for themselves regarding legalization. 
If that is the case, the Town Board will have to discuss this with the County Legislators. 
Councilman Lachterman also addressed Mr. Strauss’ comments by saying that many landlords and 
business owners care about what happens in Yorktown.  Mr. Strauss said that Councilman 
Lachterman has not talked to the owners he has in terms of the conditions of their dumpsters at their 
businesses.  Councilman Lachterman said he disagreed with making a generalization of business 
owners in Yorktown.  He cited the owner of the new Goldfish School who discussed with him as to 
how to clean up his area. 

Councilman Patel spoke about how the legalization of marijuana is a complex issue. 

PUBLIC HEARING DECISION FOR REZONING REQUEST BY CELESTIAL ROUTE 6 
ASSOCIATES II, LLC 
RESOLUTION #017 
Upon motion made by Councilman Lachterman, seconded by Councilwoman Roker, 

WHEREAS, Celestial Route 6 Associates II, LLC (“Celestial”) is the owner of certain real property 
located at the corner of Route 6 and Mohegan Avenue in the Town of Yorktown, State of New 
York, known and designated on the Town Tax Map as Section 15.16, Block 1, Lot 21 totaling 
approximately 0.83 acres (the “Property”); and  

WHEREAS, the Property is located within a previously approved subdivision; and 

WHEREAS, the entire Property is presently zoned O (Office); and 

WHEREAS, on or about September 20, 2018, Celestial filed a Petition for a rezoning of the subject 
Property from the O Zoning District into the C-2 (Commercial Hamlet Center) District (the 
“Action”); and 

WHEREAS, in conjunction with the Action, Celestial has submitted a conceptual site plan (the 
“Plan”) and a full Environmental Assessment Form (“EAF”) under the State Environmental Quality 
Review Act (“SEQRA”) and associated materials (the “Application”); and 

WHEREAS, on October 9, 2018, at a work session meeting of the Town Board, the Board reviewed 
the Application; and 

WHEREAS, on October 16, 2018, the Town Board designated the proposed rezoning as an 
Unlisted Action under SEQRA, declared its intent to serve as Lead Agency (“Lead Agency”) to 
conduct a coordinated review with respect to the review of the Action in accordance with Article 8 
of the Environmental Conservation Law of the State of New York, and the regulations promulgated 
thereunder at 6 N.Y.C.R.R. Section 617.6(b) and directed the circulation of a coordination letter 
among Involved and Interested Agencies pursuant to 6 N.Y.C.R.R. Section 617.6(b)(3), and 
referred the Action to the Planning Board for review and recommendation; and 

WHEREAS, on November 2, 2018, the Westchester County Planning Board indicated that it has no 
objection to the Yorktown Town Board assuming Lead Agency status and found the Action to be a 
matter for local determination in accordance with the Town of Yorktown’s planning and zoning 
policies; and 

WHEREAS, on November 5, 2018, the Applicant met with the Planning Board and the Planning 
Board indicated it would make a positive recommendation for the proposed Action; and 

WHEREAS, on November 14, 2018, the Town of Yorktown Advisory Board on Architecture and 
Community Appearance issued a Memorandum indicating it has no objection to the proposed 
rezoning of the Property; and 

WHEREAS, on November 16, 2018, the Conservation Board issued a Memorandum indicating that 
it has no issue with the proposed rezoning of the Property; and 

TOWN BOARD MEETING MINUTES - JANUARY 15, 2019

robyn
Highlight

robyn
Highlight



7 

January 15, 2019 

WHEREAS, a public hearing was held on December 18, 2018, pursuant to notice duly published as 
required by law, to amend the Zoning Map of the Town of Yorktown, New York as established 
under Chapter 300 of the Code of the Town of Yorktown; and 
 
WHEREAS, after careful review and consideration of the “EAF” and associated materials, 
including a traffic study, which shows that redevelopment of the Property as a 7,200 square foot 
retail building or as a 2,000 square foot fast-food restaurant would not have a significant impact on 
traffic operations, the Town Board finds that the proposed Action will not have a significant impact 
on the environment and does not require the preparation of an Environmental Impact Statement; 
and 
 
WHEREAS, the applicant has acknowledged that at such time as a specific development proposal is 
advanced for the Property, such proposal will be subject to a separate environmental review 
pursuant to SEQRA. 
 
NOW THEREFORE BE IT RESOLVED, THAT: 
 
1. The Town Board declares itself Lead Agency for the purposes of SEQRA review of 
 the Action. 

2. This Action constitutes an Unlisted Action under 6 N.Y.C.R.R. 617.2, which will 
 not have a significant adverse impact on the environment and therefore does not 
 require the preparation of an Environmental Impact Statement. 

3. The following lot on the Tax Map of the Town of Yorktown is rezoned from the O 
 Zoning District to the C-2 (Commercial Hamlet Center) Zoning District:  

Section 15.16, Block 1, Lot 21 (15.16-1-21) (approximately 0.83 acres)  

The Town Clerk is authorized to take all necessary acts to implement this Resolution. 
 

Ilan D. Gilbert, Supervisor    Voting    Aye  
Alice E. Roker, Councilwoman   Voting    Aye   
Vishnu Patel, Councilman    Voting    Aye  

  Edward A. Lachterman, Councilman  Voting    Aye 
 
 Resolution adopted. 
  
LOCAL LAW 1 OF 2019 TO AMEND ZONING MAP – CELESTIAL ROUTE 6 ASSOCIATES 
II, LLC 
RESOLUTION #018  
Upon motion made by Councilman Lachterman, seconded by Councilwoman Roker,  
 
WHEREAS, a public hearing was held on December 18, 2018 pursuant to notice duly published as 
required by law to amend Chapter 300 of the Code of the Town of Yorktown as follows: 
 
The following lot on the Tax Map of the Town of Yorktown are rezoned from O to C-2, as shown 
on Exhibit “A,” and as further described by metes and bounds in Exhibit “B,” both of which are 
annexed hereto and incorporated as if set forth in full herein: 
 

Section 15.16 Section 1 Lot 21 (Approximately 0.83 acre) located at the corner of Route 6 and 
Mohegan Avenue, Mohegan Lake, NY 10547 

 
The question of the adoption of the foregoing resolution was duly put to a vote on roll call, 
which resulted as follows:  

Ilan D. Gilbert, Supervisor   Voting    Aye  
Alice E. Roker, Councilwoman  Voting    Aye   
Vishnu Patel, Councilman   Voting    Aye  
Edward A. Lachterman, Councilman Voting    Aye  

 
 Local Law #1 of 2019 is hereby duly adopted. 
 

robyn
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12-12-79 (3/99)-9c SEQR

State Environmental Quality Review
NEGATIVE DECLARATION

Notice of Determination of Non-Significance

Project Number Date:

This notice is issued pursuant to Part 617 of the implementing regulations pertaining to
Article 8 (State Environmental Quality Review Act) of the Environmental Conservation Law.

The  as lead agency, has determined that the
proposed action described below will not have a significant environmental impact and a Draft
Impact Statement will not be prepared.

Name of Action:

SEQR Status: Type 1 G
Unlisted G

Conditioned Negative Declaration: G  Yes
G  No

Description of Action:

Location: (Include street address and the name of the municipality/county. A location map of
appropriate scale is also recommended.)

     Town of Yorktown, Planning Board, 

Mohegan Lake Taco Bell

✔

✔

Proposed 2,086 square foot Taco Bell Restaurant with a drive-thru.

The site is located at the address 3571 Mohegan Avenue, Mohegan Lake, NY 10547

Section 15.16, Block 1, Lot 21

3571 Mohegan Avenue, Mohegan Lake, Town of Yorktown, Westchester County



SEQR Negative Declaration Page 2 of 2

Reasons Supporting This Determination:
(See 617.7(a)-(c) for requirements of this determination ; see 617.7(d) for Conditioned Negative Declaration)

If Conditioned Negative Declaration, provide on attachment the specific mitigation measures imposed, and
identify comment period (not less than 30 days from date of pubication In the ENB)

For Further Information:

Contact Person:

Address:

Telephone Number:

For Type 1 Actions and Conditioned Negative Declarations, a Copy of this Notice is sent to:

Chief Executive Officer , Town / City / Village of

Other involved agencies (If any)

Applicant (If any)

Environmental Notice Bulletin, 625 Broadway, Albany, NY  12233-1750  (Type One Actions only)

1) This negative declaration is based on a Short Environmental Assessment Form last revised
August 21, 2020.

2) The plan conforms to the Town's Land Use and Zoning Policies. The property was granted a
rezone from Office zone to C-2 Commercial Hamlet Center zoning district by the Town Board on
January 15, 2019.

3) A review of the applicant's 2018 Traffic Study for the rezoning petition and additional supporting
materials submitted for this application was performed by the Town's traffic consultant Sam
Schwartz and they concluded that the proposed action will not have direct traffic safety impacts to
the adjacent roadway network.

4) There is no increase for demand in Town Services.

5) The applicant has offered additional litter cleanup on the site and along Mohegan Avenue.

6) Landscape screening is required to be installed along the street frontages to mitigate the view of
cars in the parking lot and waiting in the drive-thru queue.

Robyn Steinberg, Town Planner

1974 Commerce Street, Yorktown Heights, NY 10598

914-962-6565



 

PLANNING BOARD 
TOWN OF YORKTOWN 

 
RESOLUTION APPROVING 

SITE PLAN, SPECIAL USE PERMIT FOR A DRIVE-THRU,  
AND STORMWATER POLLUTION PREVENTION PLAN,  

FOR THE MOHEGAN LAKE TACO BELL  
           
RESOLUTION NUMBER: #00-00   DATE:  
 
On motion of _________, seconded by _________, and unanimously voted in favor by Fon, 
LaScala, Bock, and Garrigan, the following resolution was adopted: 
 
WHEREAS in accordance with the Planning Board's Land Development Regulations, Town 
of Yorktown Town Code Chapter 195, adopted February 4, 1969 and as amended, a formal 
application for the approval of a site plan titled “Proposed Taco Bell Restaurant,” prepared by 
JMC Planning, Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 
21, 2020, and last revised September 20, 2021 was submitted to the Planning Board on behalf 
of Keystone Mohegan Lake LLC (hereinafter referred to as “the Applicant”); and  
 
WHEREAS the property owned by Celestial Route 6 Associates II, LLC is located at 3571 
Mohegan Avenue, also known as Section 15.16, Block 1, Lot 21 on the Town of Yorktown 
Tax Map (hereinafter referred to as “the Property”); and 
 
WHEREAS the Property was part of a subdivision and site plan approval titled Route 6 Office 
Development by Planning Board Resolutions #08-04 and #08-05 respectively on February 
11, 2008 where this lot was approved for a 4,000 square foot branch bank with 2 drive-thru 
lanes; and 
 
WHEREAS in 2018 the property owner petitioned the Town Board for a rezone of the 
Property from the O office zone to C-2 commercial hamlet center zoning district and 
proposed for the Board’s consideration a 7,200 square foot retail building or a 2,000 square 
foot fast-food restaurant; and 
 
WHEREAS on January 15, 2019, the Town Board adopted Resolution #17 in which they 
made the determination that a 7,200 square foot retail building or 2,000 square foot fast-food 
restaurant would not have a significant impact on traffic operations, would not have a 
significant impact on the environment, and would not require preparation of an 
Environmental Impact Statement; and 
 
WHEREAS on January 15, 2019, the Town Board adopted Resolution #18 adopting  Local 
Law #1 of 2019 changing the zone of the Property from the O zoning district to the C-2 
zoning district; and  
 



Mohegan Lake Taco Bell             Resolution #21-00 

Site Plan Approval                 Page 2 of 7 

 

 

WHEREAS in support of the rezone petition, the property owner had prepared a Traffic 
Study prepared by JMC Planning, Engineering, Landscape Architecture & Land Surveying, 
PLLC, and dated September 20, 2018; and 
 
WHEREAS an application fee of $4,263.00 covering 0.83 acres has been received by this 
Board; and 
 
WHEREAS pursuant to SEQRA: 
 

1. The action has been identified as an Unlisted action. 
2. The Planning Board has been declared lead agency on <DATE>.   
3. A negative declaration has been adopted on <DATE> on the basis of a Short EAF 

dated August 21, 2020.  
 
WHEREAS the applicant has submitted as part of his application the following maps and 
documents: 
 
Site Plans 

1. A drawing, Sheet C-000, titled “Cover Sheet,” prepared by JMC Planning, Engineering, 
Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, and last 
revised September 20, 2021; and 

2. A drawing, Sheet C-010, titled “Existing Conditions Map,” prepared by JMC Planning, 
Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, 
and last revised September 20, 2021; and 

3. A drawing, Sheet C-020, titled “Demolition Plan,” prepared by JMC Planning, 
Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, 
and last revised September 20, 2021; and 

4. A drawing, Sheet C-100, titled “Layout Plan,” prepared by JMC Planning, Engineering, 
Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, and last 
revised September 20, 2021; and 

5. A drawing, Sheet C-110, titled “Delivery Vehicle Turning Analyses,” prepared by JMC 
Planning, Engineering, Landscape Architecture & Land Surveying, PLLC, dated 
August 21, 2020, and last revised September 20, 2021; and 

6. A drawing, Sheet C-120, titled “Refuse Vehicle Turning Analyses,” prepared by JMC 
Planning, Engineering, Landscape Architecture & Land Surveying, PLLC, dated 
August 21, 2020, and last revised September 20, 2021; and 

7. A drawing, Sheet C-130, titled “Passenger Vehicle Turning Analyses,” prepared by JMC 
Planning, Engineering, Landscape Architecture & Land Surveying, PLLC, dated 
August 21, 2020, and last revised September 20, 2021; and 

8. A drawing, Sheet C-200, titled “Grading Plan,” prepared by JMC Planning, 
Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, 
and last revised September 20, 2021; and 
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9. A drawing, Sheet C-300, titled “Utilities Plan,” prepared by JMC Planning, Engineering, 
Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, and last 
revised September 20, 2021; and 

10. A drawing, Sheet C-400, titled “Erosion and Sediment Control Plan,” prepared by JMC 
Planning, Engineering, Landscape Architecture & Land Surveying, PLLC, dated 
August 21, 2020, and last revised September 20, 2021; and 

11. A drawing, Sheet C-900, titled “Construction Details,” prepared by JMC Planning, 
Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, 
and last revised September 20, 2021; and 

12. A drawing, Sheet C-901, titled “Construction Details,” prepared by JMC Planning, 
Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, 
and last revised September 20, 2021; and 

13. A drawing, Sheet C-902, titled “Construction Details,” prepared by JMC Planning, 
Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, 
and last revised September 20, 2021; and 

14. A drawing, Sheet L-100, titled “Landscaping Plan,” prepared by JMC Planning, 
Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, 
and last revised September 20, 2021; and 

15. A drawing, Sheet L-110, titled “Site Sections,” prepared by JMC Planning, Engineering, 
Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, and last 
revised September 20, 2021; and 

16. A drawing, titled “Footcandles calculated at grade,” prepared by Cree Lighting, dated 
August 20, 2020; and 

 
Architectural Plans 

17. A drawing, Sheet A4.0, titled “Exterior Elevations,” prepared by Wiener Architecture 
Group LLC, dated July 17, 2020; and 

18. A drawing, Sheet A4.1, titled “Exterior Elevations,” prepared by Wiener Architecture 
Group LLC, dated July 17, 2020; and 

 
Reports 

19. A report titled “Traffic Study” 
20. A Stormwater Pollution Prevention Plan prepared by JMC Planning, Engineering, 

Landscape Architecture & Land Surveying, PLLC, dated August 14, 2020, and last 
revised September 20, 2021; and 

 
WHEREAS in support of the subject application for amended site plan approval, the 
Applicant submitted additional queueing analyses at two other similar Taco Bell locations 
dated June 2, 2021; and 
 
WHEREAS the Town Board authorized the review of the submitted application by the 
Town’s traffic consultant, Sam Schwartz; and 



Mohegan Lake Taco Bell             Resolution #21-00 

Site Plan Approval                 Page 4 of 7 

 

 

 
WHEREAS pursuant to Town Code Section 300-182(A)(5) the Applicant must provide at 
least one space for each 50 square feet of floor area devoted to patron use, plus one space for 
each 100 square feet of food preparation and ancillary use thereby requiring a total of 25 
parking spaces, and the applicant has shown 33 parking spaces on the site plan; and   
 
WHEREAS pursuant to Town Code Section 300-186, the Applicant must provide one loading 
space for the first 4,000 square feet of floor area or major portion thereof and whereas the 
proposed restaurant is 2,086 square feet, one loading space is shown on the site plan in the 
parking aisle closest to the western property line and Sheet C-130 demonstrates cars can still 
circulate the site when a truck is parked in the loading space; and 
 
WHEREAS the site plan proposes an outdoor seating area consisting of three tables with four 
chairs at each table for a total of 12 seats and any outdoor seating area of 12 seats or less must 
obtain an outdoor seating permit from the Building Inspector; and 
 
WHEREAS pursuant to Section 300-21(C)(8)(a)[1], the drive-thru is considered service 
conducted outside the premises and requires a special use permit issued by the Planning Board; 
and 
 
WHEREAS the Planning Board has referred this application to the following boards and 
agencies and has received and considered reports of the following: 
 
Boards & Agencies Report Date 
ABACA   09/18/20, 10/08/20, 10/22/20, 03/03/21  
Conservation Board   09/03/20, 10/06/20  
Fire Inspector     10/01/20 
Planning Department 04/09/21  
Town Engineer    09/10/20, 03/05/21  
Westchester County Planning Board 12/02/20 
 
WHEREAS the requirements of this Board's Land Development Regulations, Town Code 
Chapter 195, have been met; and 
 

WHEREAS a Public Informational Hearing was held in accordance with §195-39(B)(1) of the 
Yorktown Town Code on the said site plan application via Zoom video conferencing on 
October 26, 2020; and 
 
WHEREAS having reviewed all current site plans, building plans, environmental plans and 
reports, comments and reports from Town professional staff, the public, and other interested 
and involved agencies associated with the application before it; and having conducted a public 

hearing held in accordance with §195-39(B)(2) of the Yorktown Town Code on the said site 
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plan application commencing on April 12, 2021, and continuing on May 10, 2021 via Zoom 
video conferencing and closing on September 13, 2021 at Town Hall in Yorktown Heights, 
New York;  
 
BE IT NOW RESOLVED that the application of Keystone Mohegan Lake LLC for the 
approval of a site plan titled “Proposed Taco Bell Restaurant,” prepared by JMC Planning, 
Engineering, Landscape Architecture & Land Surveying, PLLC, dated August 21, 2020, and 
last revised September 20, 2021, be approved subject to the modifications and conditions listed 
below, and that the Chairman of this Board be and hereby is authorized to endorse this Board's 
approval of said plan upon compliance by the applicant with such modifications and 
requirements as noted below: 
             
Modify plans to show: 
 

1. ________________________________________________________________ 
 
2. _________________________________________________________________ 
 
3. _________________________________________________________________ 

 
 
Additional requirements prior to signature by the Planning Board Chairman: 
 

1. Submission of a Final Stormwater Pollution Prevention Plan acceptable to the Town 
Engineer and approved by the Planning Board.  

 
2. The Applicant shall discuss with the NYS DOT to determine if there are any 

improvements that can be made at the intersection of Route 6 and Mohegan Avenue 
to make this intersection safer, including, but not limited to, adding a protected left 
turn phase to the eastbound left turn signal and moving the eastbound approach stop 
bar closer to the intersection.  

 
3. Submission of fees as per town requirements in the form of separate checks made 

payable to the Town of Yorktown: 
 
Traffic Study   $3,200.00 
General Development   $293.00 

   
4. Submission of inspection fees and security, in a form satisfactory to the Town 

Attorney, to the Engineering Department as required by the Town Engineer.  Fees to 
be determined after Planning Board approval and a complete final set of drawings are 
submitted to the Town Engineer. 
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Additional requirements: 
 

1. Prior to issuance of a certificate of occupancy, a special permit for outdoor seating 
must be obtained from the Building Inspector. 

 
2. Sign permits must be obtained from the Building Inspector for all regulated signs to 

be placed on the site. 
 

3. Proposed plan must comply with all current applicable ADA standards.  
 

4. Applicant must obtain all necessary permits from outside agencies.   
 
5. Upon completion of the project, the Applicant must submit an as-built survey, on 

paper and in digital AutoCAD DWG readable format, showing all improvements on 
the site.  

 
BE IT FURTHER RESOLVED, the Applicant must plan for extra traffic that may occur 
when the restaurant first opens by employing parking attendants to aid in the direction of 
traffic during peak hours to ensure drive-thru queues do not block access to the other two 
businesses on the site or cause delays on the surrounding roadway; and  
 
RESOLVED, all new lighting installed on the site must comply with the standards as set forth 
in Chapter 200 Lighting that requires all free-standing and wall-mounted luminaires shall be 
fully shielded light fixtures; and 
 
RESOLVED, the Applicant shall keep the Planning Department informed of field changes 
during construction to determine whether amendments to the approved site plan are required; 
and 
 
RESOLVED, the Applicant must notify the Planning Department if the installation of any 
exterior utility boxes or structures not shown on the approved site plan are required to be 
installed to ensure the proper screening of these structures on the site; and 
 
RESOLVED, that in accordance with Town Code Chapter 248, the application of Keystone 
Mohegan Lake LLC for the approval of a Stormwater Pollution Prevention Plan Permit 
#FSWPP-045-20 is approved subject to the conditions listed therein; and  
 
RESOLVED, Permit #FSWPP-045-20 shall not be valid until it has been signed by the 
Chairman of this Board; 
 
RESOLVED the Applicant will retain an independent third-party Environmental Systems 
Planner, a “Qualified Inspector” as defined by the New York State Department of 
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Environmental Conservation in the SPDES General Permit for Stormwater Discharges from 
Construction Activity, to supervise and be present during the construction of the erosion 
control measures, and which Environmental Systems Planner will provide bi-weekly 
inspection reports regarding the status of erosion control measures to the approval authority 
via the Environmental Inspector and the Planning Department throughout construction; and 
 
RESOLVED the Applicant must notify the Planning Board in writing stating the name of the 
Environmental Systems Planner or Firm that will be completing the bi-weekly inspection 
reports and shall notify the Planning Board in writing if this Planner or Firm changes; and 
 
BE IT FURTHER RESOLVED that unless a building permit has been issued by <DATE>, 
or a time extension has been granted by the Planning Board, this approval will be null and 
void. 

 
F:\Office\WordPerfect\Current_Projects\Taco Bell - Mohegan Lake - 15.16-1-21 (Rt6 Office Dev)\Resolutions\Taco 
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3666 Old Yorktown Road (Pervizzi) / 16.11-1-60 
 Meeting Dates: 
1 07-12-2021 Proposed 6 ft fence across the front yard of the property in the residential existing 

development located in the C-2 zone.  
2 08-09-2021 No representative present 
3 08-16-2021 No representative present 
4 09-27-2021  

 
August 16, 2021 Minutes 
3666 Old Yorktown Road 
Discussion: Fence 
Location:  16.11-1-60; 3666 Old Yorktown Road 
Contact:  Carmella Pervizzi 
Description:  Proposed 6 ft fence across the front yard of the property in the residential existing  
   development located in the C-2 zone.  
Comments: 
No representative was present. 
 

August 9, 2021 Minutes 
3666 Old Yorktown Road 
Discussion: Fence 
Location:  16.11-1-60; 3666 Old Yorktown Road 
Contact:  Carmella Pervizzi 
Description: Proposed 6 ft fence across the front yard of the property in the residential existing development  
   located in the C-2 zone.  
Comments: 
No representative was present. 
 

July 12, 2021 Minutes 
3666 Old Yorktown Road 
Discussion: Fence 
Location:  16.11-1-60; 3666 Old Yorktown Road 
Contact:  Carmella Pervizzi 
Description: Proposed 6 ft fence across the front yard of the property in the residential existing development  
   located in the C-2 zone.  
Comments: 
No representative was present. Ms. Steinberg stated that the Building Department received an application to install 
a fence along the property line. The lot is located in two zones C-2 and R1-20 with the frontage in the C-2 zone. 
The applicant is requesting to install a 6 ft vinyl fence and decorative iron gate about 8 ft in height along the 
property frontage for safety and litter concerns.  There is a 4½ ft. height restriction on fences in the front yard for 
residential properties. There is no height restriction on fences for commercial properties.  
 

Chairman Fon was concerned about the site distance and visual aspect. Mr. Garrigan noted that on Route 132 
there are a number of 6 ft. fences and in some cases they may be rear or side yards that are maintained. He noted 
that the mechanical gates may be an issue when swinging open and may need to be moved back. Mr. Bock asked 
about the setbacks and suggested some vegetative screening in front of the fence to soften the appearance.  After 
discussion, the Board agreed to schedule a site visit. Mr. Tegeder noted that the Planning Department could 
prepare a memo with the points as discussed.  The application will be placed on the August 9th meeting agenda.  
 



John A. Tegeder, R.A. Matthew J. Slater 

Director of Planning Town Supervisor 

TOWN OF YORKTOWN 
PLANNING DEPARTMENT 

 
A lb e r t  A.  Cap e l l i n i  Co mmun i t y  a nd  Cu l tu ra l  Cen t e r ,  1974  Commerce S t r eet ,  Yo rk town He igh t s ,  New Yo rk  10598,  Ph on e  ( 914 )  962 -6565 ,  F ax  ( 914 )  962 -3986 

  

 
Cro mp on d / Cro to n  He igh t s  /  Hunte r sv i l l e  /  J ef f e r so n  Va l l e y  /  K i t cha wa n / Mo h egan  La ke /  Sh rub  Oa k  /  Spa rk l e  La ke /  Tea town /  Yo rk town / Yo rk town He igh ts 

To: Planning Board 
From: Planning Department 
Date: July 8, 2021 
Subject: 3666 Old Yorktown Road 
 Request for Fence 
 SBL: 16.11-1-60 
____________________________________________________________________________________ 
 
The Building Department received a permit application to install a fence along the front property line at 3666 
Old Yorktown Road. The subject lot is located in two zones C-2 and R1-20, with the lot frontage in the C-2 
zone. Usually the installation of fences on commercial properties are approved during the site plan approval 
process however this property is a pre-existing non-conforming residence. 
 
The property owner is requesting a 6 ft high dark colored vinyl fence along the frontage of the property with an 
iron gate that would be approximately 8 ft high. There is a 4½ ft height restriction on fences in the front yard 
on residential properties. There is no height restriction on fences on commercial properties. The Building 
Department is therefore requesting guidance on how to proceed. 
 
 



      

 

                                                                                                                                 JULY 5, 2021 

 

 

To Building Dept and Town Board: 

 

     I Carmella Pervizi am requesting an approval for a variance to install a six foot privacy fence for the 

front of my property at 3666 Old Yorktown Road . Due to the following conditions of the area there are 

many reasons why I am requesting this variance for my property.  Since I owned this property there 

have been numerous car accidents in front of my property and near Barger street. The speeding and 

traffic on this main road 132 has caused many vehicle accidents and the hit and run of one of my cats, 

also knocking and breaking into a pole and my fence. My home is close to the road and is dangerous. 

The cars don’t even give me a chance to get into my own driveway as they are always on my tail beeping 

and speeding. At times I have guest with children and I am worried if I car speeds by my house loses 

control and can hit someone. I also have elderly and disabled people living at my home which puts them 

at risk too.  There are no stop signs or traffic lights on this side of the Taconic and this is causing a hazard 

and liability .  In fact I would like to request the town to put a stop sign or traffic light on this side to help 

prevent the flow of traffic and constant speeders. Besides all these safety issues people are constantly 

throwing things and debri , hyperdermic needles over my fence in my yard.  They have also entered my 

property numerous times to backup, turn around or come fish on my property as a fish app was sending 

them to this location. People tend to think this is a park or fishing hole not a private property. This 

request is for safety issues. So I think this is a reasonable request that should be granted so I can 

maintain , protect, keep my family and guests safe and keep my property private from intruders. My 

phone number is 347 821-6385 if you wish to speak to me or have any further questions. 

 

 Thank You, 

Carmella Pervizi 
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Foothill Street 

Resiliency Project 
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Amend Solar Law 
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