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Building Department
PLEASANTVILLE PLANNING COMMISSION MEETING

To: Planning Commission Members:

There will be a meeting of the Pleasantville Planning Commission on Wednesday,
June 25, 2025, at 8:00 PM, at Village Hall, 2nd Floor 80 Wheeler Avenue,
Pleasantville, New York.

AGENDA

1. Meeting Access
Topic: Planning / ARB
Time: Jun 25, 2025 08:00 PM Eastern Time (US and Canada)

Join Zoom Meeting
https://us06web.zoom.us/j/83531956450?
pwd=LWEnAH7ZT46aW px60MQKucJPhNkt2Q.1

Meeting ID: 835 3195 6450

Passcode: 223650

One tap mobile

+16465588656,,83531956450# US (New York)

2. APPLICATIONS INVOLVING PLANNING & ARB

3. 444 Bedford Road

444 Bedford Road - The Landmark at 444 - Proposed mixed use development consisting
of 36 apartment units and retail shop - Cont Public Hearing & review

4. Minutes of Meeting
Meeting of June 11, 2025

Very truly yours

Robert Hughes
Building Inspector


https://us06web.zoom.us/j/83531956450?pwd=LWEnAH7ZT46aWpx60MQKucJPhNkt2Q.1
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Time: Jun 25, 2025 08:00 PM Eastern Time (US and Canada)

Join Zoom Meeting
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444 Bedford Road
444 Bedford Road - The Landmark at 444 - Proposed mixed use development consisting of 36 apartment
units and retail shop - Cont Public Hearing & review

ATTACHMENTS:

Description Type Upload Date
Cover letter 6.20.25 Backup Material 6/23/2025
Updated final set of drawings - A dwgs - 6.6.2025 Backup Material 6/18/2025
Updated final set of drawings - S dwgs - 6.6.2025 Backup Material 6/18/2025
Updated photometric plans 6.20.25 Backup Material 6/23/2025
Updated plat 6.18.25 Backup Material 6/23/2025
Survey map - sewer lines 6.13.25 Backup Material 6/23/2025

Resident email Backup Material 6/25/2025
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JEFFREY W. GASBARRO

June 20, 2025

Mr. Russell Klein, Chairman

Village of Pleasantville Planning Commission
Village Hall

80 Wheeler Avenue

Pleasantville, New York 10570

Re: 444 Bedford Road, Pleasantville (“The Landmark at 444”)
(S/B/L: 106.6 — 5 — 18/19, Zone District: A-1)

Dear Chairman Klein and Members of the Planning Commission,

We are pleased to return to the Commission for a continued public hearing regarding our
project entitled The Landmark at 444.

Our updated submission includes (1) a revised photometric plan to provide for bollard
lighting in the rooftop pool area; (2) a revised subdivision plat indicating the lot lines to be
abandoned; (3) and a plan depicting the utility markings requested by the Village Engineer. We
also previously submitted (for a prior meeting), revised architectural drawings depicting revised
plantings requested by your consultant and the requested notation that the planters on the
Bedford Road side of the building will not exceed 3.5 feet in height (see sheet S-110).

We believe we have now addressed all of the previous comments from the Planning
Commission, the Planning Consultant, and Village Engineer. We look forward to moving this
project forward at the continued public hearing.

Sincerely,

aw/i
W ’_-a"i/ AL o

/1

Jeffrey W. Gasbarro, Esq.

200 EXECUTIVE BLVD.,, SUITE 200A, OSSINING, NY 10562
(914) 236 4443 — (914) 758 0465 FAX — jeff@jeffgasbarrolaw.com
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LONING DATA - VILLAGE OF PLEASANTVILLE 3 = Eﬁ/@
NAME OF OWNER: 444 ASSOCIATES CO. LLC. PRoPosEp 0% | ey | 2 | o P
NAME OF ARCHITECT: JORGE B. HERNANDEZ R.A, AlA. (ARQ. ARCHITECTURE PC) ROP crug ’ REPAR FOR " X Cone =
TAX MAP DESIGNATION: SECT: 1066 BLOCK: 5 LOT: 16171819 & 20 2. NEW CONC. CURB RAMP
ZONING DISTRICT: A-1 CENTRAL BUSINESS DISTRICT RiM: 3144 © o B
BED F SMH,
REQMENTS EXISTING | PROPOSED VARIANCE ORD ROAD R 0881
(VAREES RIGHT oF WAY) JANOLE .
MIN. LOT AREA SQ. FT. 2500 SF. 22,331 SF. N.C. NO
MIN. LOT WIDTH FT. NR. - NC. - ®
MIN. LOT DEPTH FT. N.R. - N.C. - CB.
MIN. FRONT YARD SBK
(BEDFORD ROAD) FT. MR- © NC. *
MIN. FRONT YARD SBK
(WHEELER AVENUE) FT. NR. © NC.
MIN, EACH SIDE YARD SBK FT. | NONE OR 6' x 26.0' Yo} NO
MIN, BOTH SIDE YARD SBK FT. - 260 6.0 -
MIN. REAR YARD SBK FT. NR. - o - PROPOSED SITE PLAN 100
MIN. EACH SIDE YARD NOT
SETBACK ADJACENT TO FT. 200 APPLICABLE - -
RESIDENCE DISTRICT S AFE D IG
MIN. REAR YARD SETBACK NOT
ADJACENT TO RESIDENCE FT. 200 APPLICABLE - - Before You Dig, Drill or Blast!
DISTRICT CALL US TOLL FREE 1-800-962-7962
NY Industrial Code Rule 753 requires no
MAX. FLOOR AREA RATIO 20) sQ FT. 44662 SF. 24124 SF. 48510 SF. less than two working days notice, but
MAX. F.AR. BONUS (15%) 3Q. FT. 51361 SF. - 50872 SF. } not more than ten days notice. UFPO

CONSTRUCTION NOTES:
1

2

IMPROVEMENTS WITHIN THE VILLAGE RIGHT-OF-WAY (ROW) SHALL BE CONSTRUCTED N

ACCORDANCE WITH THE FOLLOWING DPW STANDARD CONSTRUCTION DETAILS (SD):
BEDFORD ROAD AND WHEELER AVENUE EXISTING PORTLAND CEMENT CONCRETE (PCC) CURB,

SIDEWALK AND DRIVEWAY APRONS FRONTING THE PROPOSED PROJECT SHALL BE REPLACED NN

ACCORDANCE WITH APPLICABLE YOP DPW STANDARD CONSTRUCTION DETAILS.

3

CROSSWALKS.
4

(SD-2C).
5.
REQUIREMENTS (SD-4G).

WITH DPW REQUIREMENTS (SD-4C).
6

7

(170

THIS PORTION OF SANITARY SEWER.
8

. WHEELER AVENUE SHALL BE MILLED AND RESURFACED (2 INCH DEPTH) WITH NYSDOT & F3 HOT
MIX ASPHALT (HMA) TOP COURSE BETWEEN THE WHEELER AVENUE AND CLINTON STREET EXISTING

. EXISTING WATER SERVICE LINE SHALL BE DISCONNECTED IN ACCORDANCE WITH DPW
REQUREMENTS. PROPOSED DOMESTIC AND WATER SERVICES SHALL BE SEPARATE LINES AND
CONNECTED TO THE WHEELER AVENUE 8 INCH CIP WATER MAIN WITH A PROPOSED & GATE VALVE
CONFIGURATION AND DUCTILE IRON SOLID SLEEVE FITTINGS IN ACCORDANCE WITH DPW REQUIREMENTS

EXISTNG SANITARY SEWER SERVICE LINE SHALL BE DISCONNECTED IN ACCORDANCE WITH DPW
PROPOSED SANITARY SEWER SERVICE SHALL BE 4 INCH MINIMUM DIAMETER

AND CONNECTED TO THE WHEELER AVENUE EXISTING 8 INCH SANITARY SEWER MAIN IN ACCORDANCE

. APPLICANT SHALL PERFORM SANTARY SEWER FLOW MONTORING IN THE WHEELER AVENUE
SANITARY SEWER MANHOLE(S) FOR A DURATION AND SIGNIFICANT RAINFALL EVENTS AS DIRECTED BY
DPW. APPLICANT SHALL PROVIDE SANITARY SEWER FLOW/LOADING CALCULATIONS FOR THE
PROPOSED DEVELOPMENT. DPW REQURES THAT SANITARY SEWER PEAK FLOW DOES NOT EXCEED
67% OR 2/3 OF THE SANITARY SEWER MAIN CAPACITY/DIAMETER. THE APPLICANT WILL BE REQURED
TO PERFORM DOWNSTREAM SANITARY SEWER MPROVEMENTS IF FLOW WITHIN THE WHEELER AVENUE
EXISTING SANITARY SEWER MAIN EXCEEDS 67% OF THE PIPE CAPACITY (AT PEAK FLOW)

. WHEELER AVENUE (BETWEEN BEDFORD ROAD AND CLINTON STREET) EXISTING & INCH VCP
SANITARY SEWER MAIN SHALL BE CURED-IN-PLACE PIPE (CIPP) LINED TO MITIGATE INFLOW/INFILTRATION
APPLICANT SHALL INSPECT AND VERIFY IF THE WHEELER AVENUE SANITARY SEWER MAIN WAS
PREVIOUSLY CIPP LINED. CIPP LINNG WILL NOT BE REQUIRED IF THIS PREVIOUSLY COMPLETION FOR

. WHEELER AVENUE EXISTING TWO (2) SANITARY SEWER MANHOLES SHALL REQURE TRENCHLESS
(LE. 1/2 INCH THICK CEMENTITIOUS LINING) MANHOLE REHABILITATION, AND MANHOLE CASTING

REPLACEMENT (REFER TO ATTACHED SD-3E AND M)

9

PROJECT.

a. Proposed Domestic Water Service = 2 inch Type 'K’ Copper (Class 54 DIP if >27)

. APPLICANT SHALL BE RESPONSIBLE TO CORE DRILL AND PROVIDE A SOLID 4 INCH PVC SDR-35
SLEEVE FOR REPLACEMENT OF EXISTING PARKING METER POSTS TEMPORARILY REMOVED FOR THE

b. Proposed Fire Service = 4 inch Class 54 Ductile Iron Pipe (DIP)
c. Proposed Sanitary Sewer Service = 6 inch PVC SDR-35
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i. LIGHTINGGROUP

Luminaire Schedule
Symbol Qty Label Arrangement Description LLF Luminaire Luminaire Total Mounting BUG Rating
Lumens Watts Watts Height
2 ALV-II Single ALV-4030T2-XXUNVD C/W 10' POLE 0.900 6880 40.3 80.6 10 B1-U0-G1
11 BL2A Single BL2A-245C 3000K (Position 3 - 0.900 1745 13.73 151.03 43, 48.984 B1-U0-G1
5 WPA-28W Single WPA-G2-70 4000K (Position 4 - 0.900 4806 25.6 128 12 B2-U0-G1
28W)
55 WS-S Single Wall Mount Cylinder Selectable - 0.900 1042 9.5 522.5 10, 15, 18, B1-U1-GO
DIRECT 24

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

COURTYARD llluminance Fc 3.70 15.0 0.4 9.25 37.50

GARAGE ENTRANCE llluminance Fc 5.35 10.8 0.9 5.94 12.00

PAVED PERIMETER llluminance Fc 6.15 26.1 0.1 61.50 261.00

POOL DECK llluminance Fc 2.57 24.3 0.0 N.A. N.A.

POOL_Planar llluminance Fc 0.03 0.1 0.0 N.A. N.A.

ROOFTOP llluminance Fc 4.78 25.2 0.0 N.A. N.A.

SPILL llluminance Fc 0.46 17.1 0.0 N.A. N.A.

WALL (WHEELER AVE) llluminance Fc 7.05 345.1 0.1 70.50 3451

WALL SEGMENT 1 (BEDFORT) llluminance Fc 5.26 353.8 0.0 N.A. N.A.

WALL SEGMENT 2 (BEDFORT) llluminance Fc 3.70 310.7 0.0 N.A. N.A.

WALL SEGMENT 3 (BEDFORT) llluminance Fc 0.46 25.8 0.0 N.A. N.A.

SECURITY PERIMETER llluminance Fc 4.05 353.8 0.0 N.A. N.A.

444 Bedford Rd.Plesantville
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NOTE I:
THIS SURVEY WAS PREPARED IN ACCORDANCE WITH THE EXISTING CODE

OF PRACTICE FOR LAND SURVEYS ADOPTED BY THE NEW YORK STATE
ASSOCIATION OF PROFESSIONAL LAND SUVEYORS. SAID CERTIFICATIONS
SHALL RUN ONLY TO THE PERSON AND OR THE ORGANIZATION FOR
WHOM THIS SURVEY IS PREPARED, AND ON HIS BEHALF TO THE TITLE
COMPANY, GOVERNMENT AGENCY AND LENDING INSTITUTION LISTED
HEREON AND TO THE SUCCESSORS AND OR ASSIGNEES OF THE
LENDING INSTITUTION. CERTIFICATIONS ARE NOT TRANSFERABLE.
UNAUTHORIZED ALTERATION OR ADDITION TO A SURVEY MAP BEARING A
LICENSED LAND SURVEYOR’S SEAL IS A VIOLATION OF SECTION 7209.
SUBSECTION 2, OF THE NEW YORK STATE EDUCATION LAW.

ONLY COPIES FROM THE ORIGINAL OF THIS SURVEY STAMPED WITH
AN ORIGINAL OF THE LAND SURVEYOR’S EMBOSSED OR INKED SEAL
SHALL BE CONSIDERED TO BE VALID TRUE COPIES.

PATANRN

NOTE I
THIS SURVEY WAS PREPARED WITHOUT THE BENIFIT OF AN ABSTRACT

OF TITLE OR A FULL TITLE REPORT AND IS THEREFORE SUBJECT TO
ANY STATE OF FACTS THAT MAY BE REVEALED BY AN EXAMINATION OF

SUCH DOCUMENTS,

NOTE I
THERE ARE NO ACTIVE OR VISIBLE STREAM OR WATERCOURSE

ON LOT No.i18 & 19 IN BLOCK No. S.

LOCATION OF SUBSURFACE UTILITIES SHOWN HEREON ARE BASED ON RECORD
INFORMATION AND / OR ELECTRONIC DETECTION METHODS AND ARE SUBJECT TO
THE ACURACY THEREDOF. LOCATION OF SUBSURFACE FACILITIES SHOULD BE
VERIFIED PRIOR TO EXCAVATION AND /OR CONSTRUCTION,

CONSULT WITH THE APPROPRIATE UTILITY COMPANY OR AGENCY PRIOR

TO DESIGNING IMPROVEMENTS,

NOTE IV:
ELEVATIONS SHOWN HEREON REFER TO THE CITY OF PLEASANTVILLE.
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From: THOMAS ROONEY

To: Building Inspector
Subject: 444 Bedford Road
Date: Tuesday, June 24, 2025 3:57:03 PM

*#**[CAUTION: This email originated from an external source. Do not click links or open attachments unless you
recognize the sender and know the content is safe.]****

I am sending this email as I will not be able to attend the Wednesday meeting public hearing.

I would just like to know that I am opposed to any more appointments in the village.

Also the rumor around the village is that the owner of the property is getting all permits in order and then possibly
selling the property to a new developer.

This is not in the interest of the village.

Please let my objections be placed in the minutes of the meeting

Respectively submitted

Tom Rooney.

Sent from my iPhone


mailto:rooneyte@aol.com
mailto:buildinginspector@Pleasantville-ny.gov
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Pleasantville Architectural Review Board
Wednesday, June 11, 2025

The Pleasantville Architectural Review Board was called to order by Russell Klein, Chairman at
approximately 8:00 pm on Wednesday, June 11, 2025. Attending the meeting were Russell Klein,
Chairman, Erik Brotherton, Perry Freitas (arrived late), David Keller and Henry Leyva, Members
and Robert Hughes, Building Inspector.

1. New Hope Community — 409 Manville Road — Proposed business signage for a new
tenant. New application. Present: Eric Stillman, EKS Design.

Mr. Stillman explained that the applicant plans to use the existing LAM signs but will remove
LAM, resurface, and apply “New Hope Community”” on them. Everything will be exactly the same

except for the new logo.

Mr. Hughes said there were no sight issues with the ground sign, as sight distance was looked at
when the original LAM sign went in years ago. Mr. Stillman said they would remove the

overgrown bushes currently growing by the sign.

Mr. Leyva thought the black sign on the building with the white text was fine but didn’t like the
white with black lettering on the ground sign as much. He wondered if they would consider making
both black with white text. He thought that would look more uniform. Mr. Keller and Mr. Klein
added that a darker background would also reduce glare for drivers. Mr. Stillman said he would
ask the applicant but assumed they would be okay with that since they were eager to get their

signage up.

Mr. Klein suggested the Board vote that evening as if both signs were uniform, black with white

lettering. If the applicant ends up not wanting to change the color, they could return.
A motion to approve the application was made by Mr. Keller and seconded by Mr. Leyva.

VOTING took place as follows:

Ayes - 5 (Messrs. Brotherton, Freitas, Keller, Klein, and Leyva)

Noes - 0

Abstain - 0

Absent - 0

2. Farrow’s - 332 Manville Road — Proposed facade and signage updates to existing

building. New application. Present: Moe Ibrahim (and brother Fauzi) and Ed Elliott,
Architect (via Zoom).



Pleasantville Architectural Review Board
Wednesday, June 11, 2025

Mr. Ibrahim said they used stonework on their shop in Elmsford, and they prefer that look over

aluminum paneling. They are proposing to change from aluminum to stonework at Farrow’s.

Mr. Ibrahim said any pillar on the Farrow’s facade that is currently going up and down would be
replaced with the stonework. He showed a sample of the material, which had three shades of dark

gray. Mr. Leyva said he drove by the place in Elmsford, and it looks really good.

Mr. Elliott said they were also using AZEK on the facade. There will be black coping at the top of
the AZEK panel.

Mr. Ibrahim said they were going to raise up the middle bay a little and the goosenecks would also

be raised a little.

Mr. Elliott said the shape of the building is identical to what they presented in the previous

submission.

The previous submission had a bump-out attached to the canopy to protect people from rain when
going to the cashier. Mr. Elliott said that attaching that overhang on the canopy is no longer needed
because the piece of aluminum panel that goes between the building and the canopy is twice as
wide now and can supporting the overhang. That piece will rest on the building but there will be a
silicone type slide on top of the coping to absorb banging noises or strong winds. It will be able to

slide without ruining anything.

Mr. Elliott said the proposed signage is the same as last time except the ‘snack shop’ sign size has
been reduced and it will be put on the glass panel above the door, as the Board suggested. As a

result, there is now one less sign on the building.

The sign above the gooseneck lights will be smaller than the original.

Mr. Ibrahim said they wanted to give the signs and facade a sophisticated look to fit into the
downtown area. Mr. Leyva suggested matching the ‘Auto Service’ and ‘Snack Shop’ signs to keep

it consistent.

Mr. Ibrahim’s brother said he plans to install new black vinyl doors with sensors. The garage doors

at the Elmsford site were $10,000 each.



Pleasantville Architectural Review Board
Wednesday, June 11, 2025

The Board inquired about the sign that overhangs the sidewalk side, noting a concern that it was
so low that people could bump their head. They recommended raising it up a bit to make the bottom
7 feet from the ground. Mr. Elliott said there were three separate boxes currently — the top one had
two spots for digital gas prices and the other two he believed were for separate pieces but attached
to each other. The sign couldn’t be raised much higher since the Shell sign was very close to the
top box. Mr. Ibrahim pointed out that they couldn’t move the signage to the pavement side because
they had cars parked there. Mr. Elliott said that side with the cars was also a bit higher than the

sidewalk, so that wasn’t an option.

Mr. Ibrahim said he would raise the signs up to 7.5 feet so no one could hit their head when walking
on the sidewalk. Mr. Keller suggested that the bottom two boxes be moved to the other side. Mr.
Klein thought removing the bottom piece of the sign that says “Service Center” would solve the
problem, but Mr. Ibrahim didn’t think parts of the sign were detachable — it’s one box. The
applicants thought it would be better to get a new pole rather than moving pieces around, which
might be unsafe if not attached securely. Mr. Hughes said the height max for signage is 12 feet,
noting that it was in the Board’s purview to adjust the height, within reason. The existing is about

13 feet up to 15 feet with the “Shell” portion. If the sign is too tall, hitting wires is a concern.

Mr. Klein suggested another option would be to add another pole so there would be one at either
side of the outside of the planter. and then moving the sign so that everything was centered below
the Shell sign. With this design the signs wouldn’t overhang one either the sidewalk side or the
pavement side where cars were parked. Mr. Ibrahim said they would think about the sign and come

back for that portion.

Mr. Klein confirmed with the applicant that they would leave the pole and sign part out of the vote

and come back for that piece.

Mr. Leyva complimented the contemporary design and thought it looked fresh. He said there was
a lot of use recently of medallion signs coming off the sides of buildings and he thought that might
be a nice nostalgic touch since Farrow’s had been part of the town for so many years. Mr. Ibrahim
said it could be something by the snack shop. Mr. Keller noted that the shop was so far back, the

medallion side wouldn’t really work.



Pleasantville Architectural Review Board
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Mr. Leyva said the font they are using made sense with the metal on the building but now that they
were introducing the stone and the panels, maybe a softer more retro font would be nice. Even
hanging one of the old aluminum Mobil signs might be nice. Mr. Klein clarified noted that if the
applicant wants to change the font, they would need to get approval for that. Mr. Ibrahim said they
didn’t plan on changing the font on the signs but heard Mr. Leya’s suggestion and would try to

incorporate it.
Mr. Brotherton thought it looked good.
Mr. Keller thought it would be an improvement for the street.

If they are going to use red, Mr. Leyva said they should go with one that matched the red in “Shell,’
so as to stay consistent. Mr. Elliott said there was a note from last meeting to match the red to the

Shell red.

Mr. Klein said currently the ‘Farrow’s’ sign was 7.2 feet wide and 3 feet high right over the middle
bay. If they want to make the sign smaller, Mr. Klein said that would be fine, and they wouldn’t

need to come back to the Board.
Mr. Ibrahim said they will make the signs match with the same font and same black & red.

Mr. Keller suggested adding a very thin white line around the red font ‘auto service’ so that it won’t

blend into its black background.
Mr. Ibrahim said there wouldn’t be any backlight, the light would just be from the goosenecks.

Mr. Ibrahim said the wall by the sidewalk would also be fixed to match the building. Mr. Klein
asked Mr. Elliott to make a note of that on the plans.

Mr. Ibrahim said the door at the entrance was fairly new. They were only replacing anything old

around the door. Mr. Ibrahim said they were going to replace the garage doors.
The only change inside the fence is that the ice machine will be moved.

The applicant will work with Mr. Hughes regarding any changes to the signs, as discussed. The
applicant will return with plans for the sign by the sidewalk.

A motion to approve the application was made by Mr. Keller and seconded by Mr. Brotherton.
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VOTING took place as follows:

Ayes - 5 (Messrs. Brotherton, Freitas, Keller, Klein, and Leyva)
Noes - 0

Abstain - 0

Absent - 0

3. Minutes

A motion to approve the minutes of May 14, 2025, with corrections from Mr. Klein, was made by

Mr. Freitas, seconded by Mr. Keller and unanimously carried.
A motion to adjourn the meeting was made by Mr. Keller, seconded by Mr. Brotherton and carried.

The meeting was adjourned at approximately 9:00 pm.

Respectfully submitted,

Mary Sernatinger
Secretary



	Meeting Agenda
	Meeting Access
	APPLICATIONS INVOLVING PLANNING & ARB
	444 Bedford Road
	Minutes of Meeting

