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Village of Geneseo         October 24, 2012 
Planning Board        Regular Meeting  
 
Members Present:   Other Village Representatives Present: 
David Woods, Chair    Code Enforcement Officer Ron Maxwell 
Dori Farthing    Kurt Rappazzo, MRB Group Engineer    
Matt Griffo 
Claren Kruppner        
Susan Richardson       
 
Applicant Present: 
Randy Bebout, Project Manager - Site Group Manager,   
 McDonald’s USA, LLC – McDonald’s Geneseo – 4181 Lakeville Road 
 
1.  Meeting Opened: 
 Chair Woods opened the meeting at 4:28pm. 
 
2.  Review of Minutes: 
 The September 26, 2012 meeting minutes were reviewed.  C. Kruppner moved to approve the 
minutes as presented.  D. Farthing seconded the motion.  The motion passed with ayes from  
D. Farthing, M. Griffo, S. Richardson and C. Kruppner.  D. Woods abstained as he was not present at 
the September 26, 2012 meeting.   
 
3.  Code Enforcement Office Report: 
 September 2012      
 Building Permits      5    
 Sign Permits      2 
 Rental Housing    0         
 Fire Inspections    8 
 Avoidable False Alarm Violations  6 
 Violations     0   
 Temporary Structure/Tent   0 
 
 Code Enforcement Officer Ron Maxwell stated that Code Enforcement Officer Dean O’Keefe 
has been working on fire inspections as indicated on the September monthly report.    
 CEO Maxwell stated that the Town Zoning Board of Appeals has granted the Gray Family 
Partnership a variance for twenty-two substandard sized lots on Stonehouse Drive which is currently 
a six acre parcel.     
 
4.  Town Planning Board Update – David Woods: 
 David Woods reported that at the September 24, 2012 Town Planning Board meeting, a two-lot 
subdivision on Reservoir Road was approved for Stan Rutherford.   
 The Hammocks @ Geneseo a residential apartment community was also discussed.  D. Woods 
stated that at this time, they are proposing fewer sidewalks than required and no curbing which is also 
required.  M. Griffo asked if this Planning Board would have any involvement in this project.  Chair 
Woods stated that he did not think that we would but that the Village Board would be notified.   
M. Griffo stated for the record that his niece’s father-in-law is the developer.  CEO Maxwell stated that 
Mayor Hatheway has expressed his concern with the Village’s Sewer Plant capacity as the Hammocks 
plan to tie into the Village sewer system.  Chair Woods also stated that access management will be 
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discussed in relationship to the possibility of extending Veteran Drive to the west to allow for a 
connection to Millennium Drive.   
 
5.  Livingston County Planning Board Update – David Matthews: 
 Chair Woods reported that David Matthews, the Village’s Livingston County Planning Board 
Representative had sent an email stating that at last Thursday’s (10/11/2012) Livingston County 
Planning Board meeting, the Board approved the changes to the Village Code.  In the email,  
D. Matthews noted that he had asked for verification on the Food Vendor section being added to the 
Village Code and its applicability to the Farmer’s Market, but that has since been clarified and is a 
non-issue.   
 
6.  McDonald’s Rebuild – 4181 Lakeville Road – Conceptual/Sketch Plat Review: 
 Randy Bebout, T.Y. Lin International appeared before the Board on behalf of McDonald’s USA 
LLC and McDonald’s Geneseo.   Chair Woods stated that he met with CEO Maxwell, CEO O’Keefe, 
MRB Group Engineer Kurt Rappazzo and Secretary Mack on Monday to preliminary review the plans 
submitted for the rebuild.  Chair Woods also stated that it was not firmly decided whether or not a 
Special Use Permit would be required and after speaking with CEO Maxwell, they thought it best to 
contact Village Attorney J. Thomas Reynolds.  A restaurant is an allowed use in the Mu-2 Zoning 
District with a Special Use Permit.  Attorney Reynolds advised that the argument could be made 
either way requiring or not requiring a special use permit considering it is the same site and same 
restaurant.  The use is not changing and any concerns the Planning Board might have can be 
addressed under site plan review.  Therefore, at this point in time there is no reason to think a Special 
Use Permit application is required.  If one was required, the review would be simultaneous with the 
site plan review.   
 Chair Woods stated that the following sections of the Zoning Code should be carefully taken 
into consideration by the applicant and the Board:  
 Section 130-36 Mixed-Use District – 2 (MU-2) 
 Section 130-42 Access Management Overlay (AM) 
 Article IX – Landscaping, Screening and Buffer Regulations 
 Article XI – Sign Regulations 
 Article XIV – Site plan Review and Approval 
M. Griffo asked if this would be considered site plan modification.  CEO Maxwell said it would not as 
McDonald’s was originally built in the Town of Geneseo and than that area was annexed into the 
Village.   
 Mr. Bebout stated that Joe Ferrino purchased this McDonald’s franchise approximately 7-8 
years ago.  The restaurant was struggling to make a profit; however, Mr. Ferrino was able to make it 
profitable.  McDonald’s USA is doing projects similar to this one all over the country.  Mr. Ferrino had 
a choice, he could spend approximately .5 million dollars to renovate the restaurant or completely 
rebuild at a cost of 1 to 1.5 million dollars.  Mr. Ferrino decided to rebuild.  Mr. Bebout noted that 
McDonald’s restaurants usually last approximately 25-30 years before they need to be renovated or 
rebuilt.  It was noted that this McDonald’s is over 35 years old.   
 Mr. Bebout stated that they are proposing to demolish the entire site and construct a new 3,911 
square foot building with associated site features such as a masonry dumpster enclosure/shed, side-
by-side drive-thru, asphalt parking, utilities, landscaping, lighting and signage.   
 They are proposing to continue with two entry/exit points but wish to move them both to the 
east.  Moving the entry/exit point further east on Lakeville Road will increase the distance to the 
existing traffic signal.  Moving the entry/exit point further east on Reservoir Road will avoid possible 
U-turn movements into the drive-thru lane.  Mr. Bebout noted that he had forwarded comments to 
the Planning Board from the NYSDOT regarding the proposed entry/exit point onto Route 20A – 
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Lakeville Road.  At this time, NYSDOT was concerned about turning radius for trucks entering and 
exiting.  They also suggested that in the future if the parcel across the street (Waring property) is 
developed that its entry/exit be lined up with that of McDonald’s.   
 Mr. Bebout continued by stating that fifty (50) parking spaces are being proposed when only 
thirty-five (35) are required by Code.  The total proposed green space is approximately 18,088 square 
feet or 51.9% when only 20% is required by Code.  New lighting for the site is planned along with 
building lighting which will be dark sky compliant and meet Energy Code requirements.   
  The proposed side-by-side drive-thru which is proposed is new to this site.  Approximately 
60% to 70% of this McDonald’s business is drive-thru.  Side-by-side drive-thru’s with a primary and 
secondary order lane that goes into one pick-up lane works effectively and allows for less wait time for 
customers.  There will still be two pay/pick-up windows, but they are spaced approximately 42’ apart 
which allows for a vehicle to pay, a full vehicle length area for a vehicle to wait in queue and a full 
vehicle length area for pick-up.   
 The proposed inside décor is much different than the current décor, which makes customers 
want to stay longer.   
 Mr. Bebout presented an overlay map to the Planning Board of the current location and what is 
proposed.  Mr. Bebout noted that more green space is being added on the west property line towards 
Wendy’s.  It is the intent to remove the majority of the existing landscaping and replace with new.   
 More than one acre of land is being disturbed, therefore, a Storm Water Pollution Prevention 
Plan will be prepared.  Currently, the storm water runoff flows from south to north towards Lakeville 
Road.  There are existing catch basins on the site that discharge into a storm sewer system along 
Lakeville Road.  With what is being proposed, all storm water will be captured on site and directed 
through a water quality structure prior to discharging into the NYSDOT system along Lakeville Road.   
 There is an existing 10” water line that runs along the north side of the Reservoir Road 
property line.  A new 4” combined (fire and domestic) water line is being proposed.  There is an 
existing 8” sanitary sewer main that runs along the south side of Lakeville Road.  A new 6” sanitary 
sewer lateral is being proposed to run from the building to the existing main. Also proposed are a 
backflow prevention device and grease trap.  T.Y. Lin will contact the Villager Water/Sewer 
Department regarding these items.   
 C. Kruppner asked if there would be an open ditch along Route 20A?  Mr. Bebout stated that 
there would not be.  C. Kruppner asked if Mr. Bebout was aware that a few of the drain inlets along 
Route 20A were plugged and suggests resizing them.  Mr. Bebout stated that there would be all new 
storm drains.  C. Kruppner stated that it is his understanding that even though the drain inlets are 
located in the New York State right-of-way, the Village still maintains them.   
 CEO Maxwell asked how they plan to retain the water to maintain the SPDES (State Pollutant 
Discharge Elimination System).  MRB Group Engineer Kurt Kappazzo asked if some type of 
underground storage facility is proposed or something else.  Mr. Bebout stated that they do plan to 
use an underground storage facility, which would be cleaned out every six to twelve months.   
M. Griffo was concerned about the grease trap being cleaned out on a regular basis and how the 
Village could make sure this was happening.  CEO Maxwell stated that it is their responsibility.   
Mr. Bebout stated that a grease trap has been working at that location for a long time and he was not 
made aware of any issues with it.  MRB Engineer Kappazzo stated that many units have an overflow 
area to prevent the grease from going into the system.   
 The proposed building is exactly like the one built in Amherst at 3400 Sheraton Drive.  The 
proposed building façade will consist of Belden Brick with the predominant color being Rubigo Red 
with Midland Blend accents and gray mortar joints.  Along the north, west and south sides of the 
building there will be cultured stone columns.  On the north and west side there are yellow metal 
canopies over the windows and doors.  There are areas of aluminum trellis/accents above the 
windows along the sides of the building.  There is also a corrugated metal panel along the top of the 
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building façade on all four sides.  The building features three yellow décor accents above the columns 
on the north and west sides of the building which will not be internally lit.  CEO Maxwell asked if the 
building would be wood or metal framed.  Mr. Bebout stated that it would be wood framed.   
 Proposed signage is as follows: 
 1 –  “McDonald’s” fascia sign – located on the north façade – 41.3 square feet - Internally lit 
 4 –  McDonald’s Building arch’s – located on each building façade – 14.0 square feet each –  
  Internally lit 
 1 –  Monument Sign located at the entrance on Lakeville Road – 10’ high X 6’ wide –   
  Internally lit which includes a 4’ high by 6’ wide brick base, 3’ high by 6’ wide   
  changeable reader board and 3’ high by 6’ wide red backed sign with a 30” yellow “M”  
  and white 6.25” “McDonald’s” lettering – 36 square feet 
   The Board asked if this sign would be parallel or perpendicular to the road.   
   Mr. Bebout stated that it would be perpendicular to the road and would be two  
   sided.   
 4 –  Directional signs – one at each entrance – which includes 2 on Lakeville Road with the  
  McDonald’s “M” arch – 9.1 square feet each and 2 on Reservoir Road without the “M”-  
  4 square feet each 
 1 –  Double Welcome Point Gateway – located at the tip of the drive-thru island – non  
  illuminated – clearance sign with spring loaded break away clearance arm – 3.3 square  
  feet 
 3 –  Informational bollards – “Any Lane/Any Time”, “Please Have Payment Ready” and  
  “Thank You”- 2.2 square feet each 
 1 –  Pre-Sell Menu Board – located at the primary drive-thru lane – 8.3 square feet 
 2 –  Order speakers with canopy – located at each drive-thru lane – 3.6  square feet each 
 2 –  Menu Boards – located at each drive-thru 41 square feet each – triangle shaped (allows  
  for breakfast menu, lunch menu and dinner menu) – can be electronically or manually  
  changed – lock in position 
 The applicant is aware that the proposed building signage and monument sign is in excess of 
what is allowed by the Zoning Code, therefore the applicant will be submitting an application to the 
Zoning Board of Appeals for an area variance.  CEO Maxwell requested that the applicant submit a 
signage package which includes each sign, the total square footage allowed under Code, what is being 
proposed and how much of a variance is being requested.   
 C. Kruppner asked if there was any consideration given to eliminating the left turn lane onto 
Route 20A, noting that most people already use the rear exit and go to the signal light to turn left.  It 
was also noted that Wendy’s has a no left onto Route 20A.  Mr. Bebout stated that they have not 
thought about this.  Chair Woods stated that 20A is a busy stretch of road, there are a large number of 
accidents and the Planning Board may want to see this as part of the overall plan.  MRB Engineer 
Rappazzo stated that he had spoken with a NYSDOT representative regarding posting a “No Left 
Turn” sign at the Route 20A exit similar to what Wendy’s has done.  They have stated that they would 
support the Planning Board with the understanding that the NYSDOT would have no control over the 
sign, that it would be up to the property owner to maintain and the restriction is unenforceable.   
 S. Richardson wondered if it would make sense to keep the rear exit/entrance where it is.   
Mr. Bebout asked if the Planning Board would allow two exits/entrances on Reservoir Road.  Chair 
Woods stated that he does not think the Planning Board would agree to this.  Mr. Bebout stated that  
leaving the rear exit/entrance where it currently is would interfere with the proposed new drive-thru 
set up.   
 Discussion continued noting that the proposed building allows for more storage than the 
current one including a walk-in freezer inside instead of outside.  Seating capacity has been reduced 
some.    
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 M. Griffo stated that he personally is not in favor of the color yellow used on the awnings and 
other places on the building including the yellow architectural feature above the McDonald’s sign on 
the front of the building.  Mr. Bebout explained that it is a “branding” yellow color.  M. Griffo stated 
that he would like to see more earth toned colors used.  Mr. Bebout stated that he believes that 
McDonald’s USA would rather get rid of the awnings then change the color and that the other colors 
that are available are a maroon or two-toned green color.  D. Woods stated that he believes that the 
yellow architectural feature would stand out even more if the yellow overhangs were not there.   
 M. Griffo stated that he cannot speak for the rest of the Board but feels as though the 
appearance of this building is a huge advertisement for McDonald’s noting that from what the 
building currently is to what is proposed is a stark contrast.  M. Griffo also noted that this property 
borders a residential neighborhood which should be taken into consideration.  M. Griffo continued by 
stating that the appearances of buildings in the Village are very important to the community.  
 M. Griffo stated that the changeable letter part of the free standing sign is not characteristic of 
what the Planning Board is striving for, noting that while the restaurant is open they are allowed an 
A-Frame sign.  Mr. Bebout asked about some other free-standing signs he has seen along Route 20A.  
CEO Maxwell noted that some such as the one at the bowling alley are pre-existing non-conforming 
signs.    
 The Board asked about deliveries in relationship to how they would interact with the flow of 
vehicle movement around the building and parking.  Mr. Bebout stated that most of the deliveries are 
made from Golden State Food trucks, which deliver by the pallet.  The truck would park away from 
the building and deliver to doors on the west side of the building.  D. Woods noted that per Code all 
loading docks should be located in the rear of the building.  Mr. Bebout stated that there is a 6’ X 6’ 
transformer pad located in the rear of the building and the freezer is located in the rear inside the 
building.  The Board asked if the unloading dock would be screened.  Mr. Bebout explained that there 
is not a loading dock, only double doors on the west side of the building.  S. Richardson was 
concerned about these delivery doors on the west side of the building getting marked up/damaged 
quickly.  The Board inquired as to why the bollards located around the transformer pad and west side 
of the building were all yellow.  Mr. Bebout believed that this was a utility color around the 
transformer pad.  CEO Maxwell stated that the color is supposed to bring attention to them and that 
at Wal*Mart they are red.   
 The Board asked about the smaller parking lot compared to the current parking lot size.     
Mr. Bebout stated that McDonald’s is trying to be “green” therefore is proposing more green space 
than that is currently there or required.  The Board stated that they were concerned about traffic flow 
around the building in relationship to bigger delivery trucks and busses.  Mr. Bebout stated that they 
could widen the rear driving lane, noting that deliveries are typically made once or twice a week and is 
approximately a twenty to thirty minute process.   
 C. Kruppner asked if sidewalks were proposed for along Route 20A.  Chair Woods noted that 
sidewalks are a requirement of the Access Management Overlay district, noting that the proposed 
placement of some of the proposed signs would have to be relocated.  Chair Woods also noted that 
facilities for bicycles such as a bike rack is also required per the Access Management Overlay district.  
The Board also suggested a sidewalk connecting to Wendy’s between the two parking lots.   
 D. Farthing stated that she believes the double drive-thru puts constraints on the site plan.   
Mr. Bebout stated that he does not believe that McDonald’s would build without the double drive-
thru.  M. Griffo asked if there would be any rooftop HVAC (Heating-Ventilation-Air Conditioning) 
units.  Mr. Bebout stated that there are rooftop HVAC units proposed but that they are screened by 
the 3’ high metal architectural feature around the top of the building.   
 M. Griffo asked if any of the older fully grown trees on the property would be taken down.   
Mr. Bebout stated that some might be in the way and would need to be removed, but that the 
landscaper will look at all of this and a landscaping plan will be included in the next submittal.   
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M. Griffo asked at what point does the Planning Board ask that no current landscaping be removed at 
this time.  Mr. Bebout stated that he does not anticipate this happening.   
 Discussion followed.  It was noted that since the Planning Board is suggesting no left turn onto 
Route 20A that perhaps the entrance/exit at Route 20A and the one at Reservoir Road should not be 
moved but remain where they are.  The Board also wondered if it would make sense to move the 
whole footprint of the building to the east, noting that if only 35 parking spaces are required and 50 
are proposed, there is room to work with on the site.   
 S. Richardson asked about the outdoor patio as denoted on the colored pictures submitted.  
Mr. Bebout stated that he does not believe an outdoor patio is planned for this site, but that area 
would be green space.   
 The Board asked that the next submission include: 
  -A view from the south side of Reservoir Road. 
  -Route 20A entrance/exit be reworked to show no left turn lane. 
  -Add turning radius for trucks and emergency vehicles 
  -Add sidewalk along Route 20A 
  -Include a signage package 
  -Include any other items discussed  
 The Board asked what the construction schedule is.  Mr. Bebout stated that they hope to break 
ground in the spring and demolition to re-opening date will be approximately 90 days.   
 Some discussion took place regarding the newly adopted Code changes in relationship to this 
application.  Secretary Mack noted that this application was received on October 10, 2012 and the 
Code changes were approved by the Village Board on October 15, 2012.  The Board however agreed 
that those changes should be taken into consideration.   
 Mr. Bebout asked if they could pursue the variance request with the Zoning Board of Appeals 
while going through the site plan approval process.  Chair Woods explained that signage is also apart 
of the Planning Board’s site plan approval process and that a favorable recommendation to the Zoning 
Board of Appeals from the Planning Board would help.   
 With no further discussion, S. Richardson moved to grant conceptual/sketch plan approval for 
a new McDonald’s at the same site it is currently located on at 4181 Lakeville Road.  C. Kruppner 
seconded the motion and the motion passed with ayes from all.   
 Discussion continued regarding Planning Board submittal and meeting dates, MRB Group 
submittal dates, Livingston County Planning Board submittal and meeting dates and Zoning Board of 
Appeals submittal and meeting dates.  CEO Maxwell stated that he recommends and the Livingston 
County Planning Board prefers that the site plan application and variance application be submitted at 
one time.  Mr. Bebout asked when the Planning Board would hold a public hearing on site plan.  Chair 
Woods and the Board agreed that possibly a December public hearing could be scheduled.   
 
7.  Meeting Closed: 
 With no further discussion, C. Kruppner moved to close the meeting at 6:16pm with second 
from M. Griffo.  The motion passed with ayes from all.   
 
Aprile S. Mack, Secretary 
 
 
 
 


