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Memorandum 

To: Margaret Uhle, RLA, AICP 

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

Date: June 10, 2021 

Subject: Lord & Taylor Repurposing 

Project No.: 21001659A 

 

We have received the Traffic Impact Study prepared by Kimley-Horn dated June 2021 for the above 

project and have the following comments. Note that we have grouped our comments according to 

the section headings in their report. 

1. Existing Conditions 

The traffic study provided traffic volumes for the Weekday AM and PM Peak Hours based on 

traffic counts collected in December 2019 (pre-Covid) and other available historical data 

from the New York State Department of Transportation (NYSDOT). Based upon a review of 

the information contained in the report, these traffic volumes are representative of current 

peak hour traffic conditions. Accident data were also collected and summarized for the key 

locations. 

 

2. Future No-Build Conditions 

The traffic study utilized a Design Year of 2023 and included a background growth factor that 

was applied to the base traffic volumes. In addition, traffic from other known approved or 

pending projects in the area were also accounted for in terms of their expected peak hour 

traffic generation. Based on this information, the No-Build traffic volumes shown in the 

report are representative of the future background conditions without the Lord & Taylor 

repurposing.  

 

3. Project Site Generated Traffic Volumes 

Table 1 of the traffic study prepares estimates of the trip generation for the proposed use as 

well as a potential mix of medical office and other retail space accounting for the total 

square footage of the former Lord & Taylor building for the Weekday AM, PM, and Saturday 

peak periods. The trip generation estimates are based on standard ITE data as published in 

their Trip Generation Handbook, 10th Edition, 2017. It should be noted that in some cases, the 

Applicant uses the average trip rate while for other periods they use formula rates. The 

Applicant’s engineer should provide a justification for the use of average rates. As 

summarized in the table, during the AM Peak, the project repurposing and potential medical 

use will result in significant traffic volume increases during the Weekday AM Peak Hour 
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and reduced volumes during the Weekday PM and Saturday Peak Hours. Note that the 

proposed 90,000 square foot use is not a conventional office space and the trip generation 

may vary over the course of the day (see Item 8 below for other recommendations).  

 

4. Future Build Traffic Conditions 

The traffic study utilizes trip assignments based on existing traffic patterns in assigning trips 

for the re-occupancy to the various points of site access connections to Route 22 and New 

Wilmot Road. The overall distributions of traffic appear reasonable based on the patterns of 

existing conditions. Based on the resulting assignments, together with the background No-

Build traffic volumes, the future Build traffic volumes shown on Figures 19 and 20 appear to 

represent a reasonable representation of anticipated future traffic volumes with the 

repurposing/re-occupancy for the total site. See also recommendations under Item 8 below. 

 

5. Capacity Analysis 

Capacity analyses were conducted for the critical PM Peak Hour utilizing the procedures as 

accepted by NYSDOT and in accordance with current industry standards. The analysis 

identifies Existing, No-Build, and Build condition Levels of Service for each intersection 

studied. As noted in Tables 7-9, there will be some drops in Level of Service and signal 

timing, or other upgrades may be required to improve the efficiency of the signal operations 

at full build-out (full building occupancy). These changes will have to be coordinated with 

NYSDOT prior to the full occupancy of the site. The Applicant should provide actual Synchro 

files for our review. 

 

6. Recommendations 

The project traffic study concludes that the overall trip generation for the total site 

repurposing would be less than the previous Lord & Taylor retail facility during the Weekday 

PM and Saturday peak periods. Traffic signal timing changes have been identified as noted 

above (see also Item 8 below for our additional recommendations). 

 

7. Parking Analysis 

The Applicant has provided estimates of the parking demand based on standard parking 

generation rates as published by ITE and are consistent with industry standards. Note that 

the proposed multi-use office space may have slightly different characteristics from a 

conventional office. The study did evaluate the most intensive use of the balance of the 

building space as a medical office for parking requirements but utilized the average rate 

for the parking computation. The 85% parking ratios are higher than those utilized.  

 

The total parking on the site can accommodate 90,000 square feet. However, the availability 

of parking spaces on the upper level (Route 22) in the vicinity of the main access to the 

proposed 90,000 square foot use, will be somewhat limited and the Applicant should 

incorporate measures to direct vehicles to the rear (easterly) parking area. In addition, the 

site plan should be reviewed in more detail to include additional signing, striping, and other 
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measures to improve overall traffic flow, including directing exiting traffic to the Wilmot Road 

traffic signal. See Item 8 below on Post Occupancy Study recommendations. 

 

8. Colliers Recommendations/Items for Board Consideration 

In addition to the recommendations contained in the Kimely-Horn report, the Planning 

Board should make a determinization relative to potential modifications to the driveway 

connection to New Wilmot Road as well as the main driveway connection to Route 22, i.e., 

right turn in/right turn out driveway. The level of activity at each of these locations, especially 

the Route 22 access, will likely be different than that with the previous use on the property, 

particularly since the main access to the proposed office use will be on the second level 

which is the Route 22 level. The Applicant has identified some traffic control measures, 

including internal islands throughout the property, to limit potential vehicle conflicts. These 

recommendations appear to be reasonable and a determination will have to be made 

whether or not these should be completed now or made a condition of future occupancy.  

These recommendations can also be included and addresed as part of the Post Occupancy 

Study that we are recommending to evaluate actual traffic and parking conditions to ensure 

that the traffic volumes remain within the estimates contained in the Traffic Impact Study for 

the overall site.  

 

The following summarizes other considerations: 

 

a. A Post Occupancy Study should be completed to evaluate actual parking utilization and 

traffic generation for the site and also to ensure that the remaining uses (beyond the 

90,000 square foot occupancy) will be adequately accommodated. 

 

b. Internal modifications, including additional signing, striping/traffic controls, and other 

measures should be advanced as part of the site plan to better control traffic flow.  

 

c. The traffic report identified a significant crash history at some intersections in the area 

and some mitigation measures including additional signing, striping, signal backplates, 

or other measures should be considered by the Applicant to alleviate and improve such 

conditions. 

 

d. The driveway connection to New Wilmot Road should be reviewed further and include 

improvements in terms of striping, crosswalks, and other features to ensure that this 

driveway, which will become more active, will be functioning properly and more 

efficiently.  

 

e. Other pedestrian improvements, including additional striped sidewalks and/or signing 

that would direct pedestrians to the designated crosswalks to cross Route 22 for 

pedestrians to access other commercial facilities on the west side of Route 22, should be 

included on the site plans. 
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f. If medical offices are advanced in the future, the site plan will have to be reviewed 

relative to pick-up and drop-off locations and adequacy of striping and signing relative to 

all accessibility requirements. 

 

g. Include new striping for the main drive aisle located on the eastern side of the site. 

 

h. Provide striped crosswalks in the vicinity of the new easterly building access and also for 

the internal pedestrian connection to the Route 22 sidewalk. 

 

i. Complete missing section of sidewalk along New Wilmot Road. 

 

j. Construct internal canoe island (traffic control island) on the Route 22 site access drive 

(Driveway 3). 

 

k. As part of the future traffic evaluation, the potential of aligning a driveway access with 

Swift Avenue should be investigated to determine if improved signal controlled access to 

and from Route 22 is feasible. 
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