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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) 
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