
Village of
Pleasantville

 
Building Department

80 Wheeler Avenue / Pleasantville, New York
10570

(914) 769-1926 Fax: (914) 769-5519

PLEASANTVILLE PLANNING COMMISSION MEETING
 

To: Planning Commission Members:
 
There will be a meeting of the Pleasantville Planning Commission on  Wednesday,
July 9, 2025, at 8:00 PM, at Village Hall, 2nd Floor 80 Wheeler Avenue,
Pleasantville, New York.

AGENDA

1. Meeting Access
Topic: Planning / ARB
Time: Jul 9, 2025 08:00 PM Eastern Time (US and Canada)
 
Join Zoom Meeting
https://us06web.zoom.us/j/88014626039?pwd=cFpEcbb685KLVBpYbe3lubR5jaQZi6.1
 
Meeting ID: 880 1462 6039
Passcode: 607417
One tap mobile
+16469313860,,88014626039# US

2. APPLICATIONS SPECIFIC TO THE BOARD OF ARCHITECTURAL
REVIEW

3. 343 Manville Road
343 Manville Road - Sonny Pilates LLC - Proposed new business signage for new
personal service tenant - New application
 

4. APPLICATIONS SPECIFIC TO PLANNING COMMISSION
5. 26 Bedford Road

26 Bedford Road - Ryan Touchton - Proposed garage addition to the existing single family
dwelling within the Village wetlands buffer area - New application for Wetlands permit
 

6. APPLICATIONS INVOLVING PLANNING & ARB
7. 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 & final review
 

https://us06web.zoom.us/j/88014626039?pwd=cFpEcbb685KLVBpYbe3lubR5jaQZi6.1


8. Minutes of Meeting
Meeting of June 25, 2025

Very truly yours
 
 
Robert Hughes
Building Inspector



Meeting Access
Topic: Planning / ARB
Time: Jul 9, 2025 08:00 PM Eastern Time (US and Canada)
 
Join Zoom Meeting
https://us06web.zoom.us/j/88014626039?pwd=cFpEcbb685KLVBpYbe3lubR5jaQZi6.1
 
Meeting ID: 880 1462 6039
Passcode: 607417
One tap mobile
+16469313860,,88014626039# US

https://us06web.zoom.us/j/88014626039?pwd=cFpEcbb685KLVBpYbe3lubR5jaQZi6.1


APPLICATIONS SPECIFIC TO THE BOARD OF ARCHITECTURAL REVIEW



343 Manville Road
343 Manville Road - Sonny Pilates LLC - Proposed new business signage for new personal service tenant
- New application
 

ATTACHMENTS:
Description Type Upload Date
Proposed front storefront view Backup Material 7/3/2025
Awning photo Backup Material 7/3/2025
Projecting sign Backup Material 7/3/2025
Sign letter sample Backup Material 7/3/2025
ARB Petition Backup Material 7/3/2025
Sign permit app Backup Material 7/3/2025



















APPLICATIONS SPECIFIC TO PLANNING COMMISSION



26 Bedford Road
26 Bedford Road - Ryan Touchton - Proposed garage addition to the existing single family dwelling within
the Village wetlands buffer area - New application for Wetlands permit
 

ATTACHMENTS:
Description Type Upload Date
Overview letter 6.25.25 Backup Material 7/3/2025
Site Plan drawing 6.23.25 Backup Material 7/3/2025
Site Plan Application Backup Material 7/3/2025
Consultant memo dated 7.7.25 Backup Material 7/7/2025
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15 Rock Spring Road 
Trumbull, CT 06611 
Phone: 203.581.5715 
Info@rockspringdesign.com 
www.rockspringdesign.com 

 
 
Robert Hughes           June  25, 2025 
Building Inspector 
Village of Pleasantville 
80 Wheeler Avenue  
Pleasantville, NY 10570 
 
 
Re: 26 Bedford Road, Site Improvements  
 
Dear Mr. Hughes 
 
 Attached please find a Site Plan Application and Site Plan for a proposed garage at 26 Bedford 
Road.  The owners are applying for approval to construct 1.5 Story 2 Car Garage addition within the 50’ 
Wetlands review area on their property. 
 
 The existing .86 acre property located on Bedford Road is an existing single family residence 
which has a small pond in the back and brook/drainage ditch along the south side. The pond and 
brook/drainage ditch generate a 50’ setback which extends into the center of the property.  The 
property is fully landscaped.   
 
 The proposed project involves construction of a 2 car detached garage addition at the end of the 
existing parking area partly in the lawn by the garage.  The project also proposes a rain garden, along the 
back of the garage to accommodate the increase in drainage and additional native plantings installed 
along the drainage ditch and around the addition to provide habitat and a buffer.  
 

We believe this project as designed is the most sensible from a site planning and landuse 
standpoint.  The owner is willing to provide additional mitigation measures to offset any potential 
negative impacts and reduce run-off from the site. We look forward to your thoughtful consideration 
and approval of this project.  If you or the commissioners have questions on this proposal. Please don’t 
hesitate to reach out.  

 
Best Regards 

 
 
 

 
 
David W. Verespy, RLA, ASLA 

mailto:Info@rockspringdesign.com
http://www.rockspringdesign.com/
http://www.rockspringdesign.com/
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411 Theodore Fremd Ave, Suite 206 South 
Rye, NY 10580 
T: 914.967.6540 
www.hardestyhanover.com 

 

 

MEMORANDUM 
 

To:  Russell Klein, Chairman,  
and the Village of Pleasantville Planning Commission 

 
Date:  July 7, 2025 
 
Subject: 26 Bedford Road – Site Plan and Wetlands Permit Applications 

 
We have reviewed the following application materials that have been submitted in conjunction with the 
construction the outdoor entertainment area at the property located at 26 Bedford Road: 
 
1. Letter to the Building Inspector dated 6/25/25;  
2. Site Plan and Building Permit application forms dated 6/25/25;  
3. Conceptual Site Plan dated 6/23/25;  
 
Based on our review of the application, we provided the following comments: 

 
1. The Application appears to be conceptual in nature and is lacking many of the specifics which we 

would evaluate. Therefore, we have limited our review to be conceptual in nature. The Application 
does not appear to disclose the total disturbance area within the 50’ wetland buffer, however, the 
conceptual plan shows the entirety of the proposed 1.5 story 2 car garage (484 square feet) and nearly 
the entirety of the proposed covered walkway (approximately 100 square feet) within the regulated 50-
foot wetland buffer. Additionally, the plans show 5 proposed trees, and a rain garden proposed within 
the 50’ wetland buffer. It is unclear what the disturbance associated with the proposed landscaping 
would be or what the existing condition of the areas proposed to be disturbed is. These proposed 
disturbances would extend a full 50’ into the wetland buffer to the property line and board immediately 
along the brook. It should also be noted that the rainwater garden and the proposed landscaping are 
proposed within an existing sewer easement.  
 
Section 182-5.B(6) of the Village Wetland Law states that the following activity requires Planning 
Commission approval subject to terms and conditions, given and imposed so as to enhance or cause 
the least possible damage, encroachment or interference with the natural resources or functions of 
the wetland, water body or watercourse: “The construction of an addition to an existing residential 
structure, provided that the existing structure was completed prior to the effective date of the Wetlands 
Control Law.” The plans show the entirety of the Proposed Action within the boundary of the 50’ 
regulated wetland buffer and provides no justification in the narrative or on the plans why the objectives 
of the Applicant cannot be achieved while reducing the disturbance in the wetland buffer area. The 
Application also does not provide detail on the existing conditions of the wetland buffer area proposed 



 
 

to be disturbed or on the mitigatory landscaping being proposed. The Applicant has also not addressed 
the existing sewer easement the proposed landscaping is proposed to within. These elements should 
be addressed by the Applicant in future submissions.  
  

2. The Proposed Action is considered a Type II Action with regard to SEQRA because it involves the 
construction, expansion or placement of minor accessory residential structures, including garages, 
carports, patios, decks, swimming pools, tennis courts, satellite dishes, fences, barns, storage sheds 
or other buildings not changing land use or density.  

 
 

If you have any questions, please do not hesitate to contact our office.    
         
       Malcolm Simpson, AICP    
       Planner 

cc: Robert Hughes, Building Inspector  



APPLICATIONS INVOLVING PLANNING & ARB



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 & final review
 

ATTACHMENTS:
Description Type Upload Date
Updated plans 7.3.25 - latest revisions Backup Material 7/3/2025
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CONSTRUCTION NOTES: 1.    IMPROVEMENTS WITHIN THE VILLAGE RIGHT-OF-WAY (ROW) SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE FOLLOWING DPW STANDARD CONSTRUCTION DETAILS (SD): 2.    BEDFORD ROAD AND WHEELER AVENUE EXISTING PORTLAND CEMENT CONCRETE (PCC) CURB, SIDEWALK AND DRIVEWAY APRONS FRONTING THE PROPOSED PROJECT SHALL BE REPLACED IN ACCORDANCE WITH APPLICABLE VOP DPW STANDARD CONSTRUCTION DETAILS. 3.    WHEELER AVENUE SHALL BE MILLED AND RESURFACED (2 INCH DEPTH) WITH NYSDOT 6 F3 HOT MIX ASPHALT (HMA) TOP COURSE BETWEEN THE WHEELER AVENUE AND CLINTON STREET EXISTING CROSSWALKS. 4.    EXISTING WATER SERVICE LINE SHALL BE DISCONNECTED IN ACCORDANCE WITH DPW REQUIREMENTS.  PROPOSED DOMESTIC AND WATER SERVICES SHALL BE SEPARATE LINES AND CONNECTED TO THE WHEELER AVENUE 8 INCH CIP WATER MAIN WITH A PROPOSED 5 GATE VALVE CONFIGURATION AND DUCTILE IRON SOLID SLEEVE FITTINGS IN ACCORDANCE WITH DPW REQUIREMENTS (SD-2C). 5.    EXISTING SANITARY SEWER SERVICE LINE SHALL BE DISCONNECTED IN ACCORDANCE WITH DPW REQUIREMENTS (SD-4G).  PROPOSED SANITARY SEWER SERVICE SHALL BE 4 INCH MINIMUM DIAMETER AND CONNECTED TO THE WHEELER AVENUE EXISTING 8 INCH SANITARY SEWER MAIN IN ACCORDANCE WITH DPW REQUIREMENTS (SD-4C). 6.    APPLICANT SHALL PERFORM SANITARY SEWER FLOW MONITORING 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 REQUIRES THAT SANITARY SEWER PEAK FLOW DOES NOT EXCEED 67% OR 2/3 OF THE SANITARY SEWER MAIN CAPACITY/DIAMETER.  THE APPLICANT WILL BE REQUIRED TO PERFORM DOWNSTREAM SANITARY SEWER IMPROVEMENTS IF FLOW WITHIN THE WHEELER AVENUE EXISTING SANITARY SEWER MAIN EXCEEDS 67% OF THE PIPE CAPACITY (AT PEAK FLOW). 7.    WHEELER AVENUE (BETWEEN BEDFORD ROAD AND CLINTON STREET) EXISTING 8 INCH VCP SANITARY SEWER MAIN SHALL BE CURED-IN-PLACE PIPE (CIPP) LINED TO MITIGATE INFLOW/INFILTRATION (I/I).  APPLICANT SHALL INSPECT AND VERIFY IF THE WHEELER AVENUE SANITARY SEWER MAIN WAS PREVIOUSLY CIPP LINED.  CIPP LINING WILL NOT BE REQUIRED IF THIS PREVIOUSLY COMPLETION FOR THIS PORTION OF SANITARY SEWER. 8.    WHEELER AVENUE EXISTING TWO (2) SANITARY SEWER MANHOLES SHALL REQUIRE TRENCHLESS (I.E. 1/2 INCH THICK CEMENTITIOUS LINING) MANHOLE REHABILITATION, AND MANHOLE CASTING REPLACEMENT (REFER TO ATTACHED SD-3E AND 11) 9.    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 PROJECT.
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