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Planning Board 

March 22, 2017 

 

The Planning Board meeting was held on Wednesday, March 22, 2017 in the Municipal 

Center Courtroom.  The meeting commenced at 7:00 p.m. with Chairman Jay Sheers, Members 

Patrick Lambert, Gary Barrack, Jill Reynolds, David Burke (in at 7:30 p.m.) and Randall 

Williams (in at 7:38 p.m.).  Also in attendance were City Attorney Jennifer Gray, City Engineer 

Art Tully, City Planner John Clarke, and Building Inspector Tim Dexter.  Member Rick Muscat 

was excused. 

 

Workshop/Training 

City Planner John Clarke reviewed proposed amendments to the existing Affordable 

Workforce Housing legislation which has been in effect since 2010.  The main changes are the 

percentage of eligible median income levels, density bonuses to developers, waivers for certain 

developments, and allowing alternate placement of affordable units on the same property or on 

property within 1,000 ft. of the main development.  Discussion of this item will be continued and 

comments will be forwarded to the City Council for consideration. 

  

Regular Meeting 

Mr. Sheers called for corrections/additions or a motion to approve minutes of the 

February 15, 2017 meeting.  Mr. Lambert made a motion to approve the minutes of the February 

15, 2017 meeting as presented, seconded by Ms. Reynolds.  All voted in favor.  Motion carried.  

 

ITEM NO. 1  CONTINUE PUBLIC HEARINGS FOR APPLICATIONS FOR 

SUBDIVISION AND SITE PLAN APPROVAL FOR TWO COMMERCIAL LOTS, 

SUBMITTED BY CERVONE REALTY, 332-334 FISHKILL AVENUE 

Ms. Reynolds made a motion to reopen the public hearing for the Cervone Subdivision 

and Site Plan applications, seconded by Mr. Barrack.  All voted in favor.  Motion carried.  

Engineer Steve Burns reported only a few consultant comments remain to be completed – 

landscaping has been added around the existing sign and on each side of the entrance, and the 

grass area along the fence between the two parcels will be planted with ornamental grasses.  

Discussion took place about the 4 ft. chain link fence that separates the parcels and members 

agreed that it should be painted black without privacy slats.   

 

Mr. Clarke reported the survey’s lot areas do not match the Subdivision Plat and noted 

only minimal plantings are proposed.  He recommended spreading green groundcover or bark 

chips in planters rather than river stones.  Mr. Tully asked that the survey be cleaned up to reflect 

existing site conditions and said remaining comments can be easily addressed.  (Mr. Williams 

joined the meeting at 7:38 p.m.)  A lengthy discussion took place regarding use of river rocks, 

mulch or green spreading ground cover in planters and members agreed that due to the amount of 

asphalt, green spreading plants should be utilized.   

 

Mr. Sheers opened the floor to public comment however no one wished to speak.  Mr. 

Lambert made a motion to close the public hearing, seconded by Ms. Reynolds.  All voted in 

favor.  Motion carried.   
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After some consideration, Mr. Williams made a motion to grant Subdivision Plat 

Approval subject to fulfillment of all consultant comments, standard conditions, spreading 

ground cover must be used, install a 4 ft. chain link fence (no privacy slats), and a note that 

greenery must be maintained in healthy manner.  The motion was seconded by Mr. Lambert.  All 

voted in favor.  Motion carried.   

 

ITEM NO. 2  CONTINUE REVIEW OF APPLICATION FOR SUBDIVISION 

APPROVAL (3 RESIDENTIAL LOTS), SUBMITTED BY BEACON RESIDENTIAL, 

LLC, 40 NORTH STREET  

Engineer Stephen Burns reported this three lot subdivision involves property at 40 North 

Street which extends to South Street.  The existing house on North Street will be separated and 

two new lots will be created on South Street. He explained most consultant comments were 

addressed and a revised EAF was provided for circulation.   

 

Mr. Clarke asked the applicant to show what portions of the hedges will be removed to 

show adequate sight distance.  There were no further comments and Mr. Barrack made a motion 

to set a public hearing for SEQRA environmental review and Subdivision Approval for the 

month of April, seconded by Ms. Reynolds.  All voted in favor.  Motion carried.  The public 

hearing for the environmental review will take place before the subdivision public hearing. 

 

ITEM NO. 3  CONTINUE REVIEW APPLICATION FOR SUBDIVISION APPROVAL 

AND SITE PLAN APPROVAL, “EDGEWATER” FOR 7 RESIDENTIAL BUILDINGS - 

307 UNITS, SUBMITTED BY SCENIC BEACON DEVELOPMENTS, LLC, 22 

EDGEWATER PLACE  

Architect Aryeh Siegel introduced Engineer Mike Bodendorf of Hudson Land Design, 

and Attorney Taylor Palmer of Cuddy & Feder, representing Rodney Weber of Scenic Beacon 

Developments, LLC.  Mr. Siegel explained the 307-unit residential development is on a 12-acre 

parcel known as “Edgewood” located off Tompkins Avenue near the train station.  Revised plans 

reduced the number of variances needed for the project; connections between buildings were 

removed to conform to zoning; land bank parking was created to meet parking requirements; and 

it was determined building height conformed to zoning requirements.  Mr. Siegel reported 

detailed building elevations will be provided with the next submission.  A public hearing was 

held at the Zoning Board of Appeals for required variances however no action could be taken 

until the Planning Board completes the SEQRA environmental review.  Mr. Siegel reported most 

public comments concerned site issues that will be addressed by the Planning Board and felt 

members understood the variances and seemed supportive of their application.  They are 

requesting variances to allow five stories where 4.5 stories are permitted; to allow more than 36 

units in a single building; and to reduce the space between buildings to 25 ft. where 30 ft. is 

required.  They will also be asking the board to be flexible about number of units in each 

building with the understanding that no building will exceed 59 units and the overall count will 

not exceed 307 units permitted by zoning.  Mr. Siegel explained this property lies in the RD-1.7 

Zoning District which was tailored for a previous developer who intended to construct 

townhouses and they developed this plan to consolidate the building footprint so more open 

space can be preserved.   
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Attorney Taylor Palmer explained that since this is a Type I SEQRA action, the 

coordinated review is required before the Zoning Board of Appeals can take action.  He provided 

a detailed review of the variances needed and reported the board seemed amenable to the 

requested variances.  

 

Mr. Clarke attended the Zoning Board of Appeals meeting and reported the response 

seemed generally favorable.  He explained the top floor of the five story buildings are setback 

and will not appear higher than the others and the variance requesting additional units per 

building allows them to keep the building count down.  He had no opposition to the requested 

variances.  Mr. Clarke felt the land bank parking may be difficult because they are on steep 

slopes.  He advised them to provide a visual analysis as part of the LWRP consistency 

justification for the project, including building scale in relation to the preservation of wooded 

hillsides.  Sidewalks should connect to create a route for walking access to the train station.  

Additional trees for the parking lot areas must be provided and a lighting plan for remainder of 

the property is needed.   

 

Mr. Tully understood a number of engineering comments cannot be addressed until the 

Zoning Board of Appeals makes their determination.  He reported the area set aside for land 

bank parking may have grading and drainage issues therefore alternate locations will be 

considered.  Mr. Tully asked that the land bank parking plan be provided on a separate sheet 

within the plan set.  The Traffic Study has been reviewed and will be one of the most significant 

issues to address therefore the Planning Board should consider hiring a third party traffic 

consultant to review and comment on behalf of the City.  Discussion took place with regard to 

parking lot grading, ADA spaces, and the size of parking stalls.   

 

 Mr. Bodendorf explained they are creating three infiltration basins with a closed piped 

network to direct stormwater runoff.  The applicant was asked to consider the addition of 

balconies, detailed elevation drawings, parking lot landscaping, and pedestrian connection to 

Branch Street and the train station.   

 

 Considering traffic will be one of the larger issues, Mr. Williams made a motion to ask 

the City’s consultants to hire a traffic engineer to review the traffic study on behalf of the City, 

seconded by Ms. Reynolds.  All voted in favor.  Motion carried.  Ms. Reynolds made a motion to 

refer the application to the Architectural Review Subcommittee, seconded by Mr. Burke.  All 

voted in favor.  Motion carried.   

 

Mr. Sheers suggested they consider a reduction in the number of units which would help 

relieve some of the larger issues.  In summary the SEQRA process must be completed before the 

applicant can return to the Zoning Board of Appeals, and the Planning Board must make a 

SEQRA determination before a holding a public hearing on the application for Subdivision 

Approval.  Mr. Tully asked that this project be shown in perspective with other undeveloped 

properties in this area so water mains and utilities can be looped together rather than creating 

smaller independent systems.  
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ITEM NO. 4  REVIEW APPLICATION TO AMEND EXISTING SITE PLAN 

APPROVAL, BUILDING ADDITION, SUBMITTED BY THE HOSE COMPANY, 162 

MAIN STREET 

Jeff Wilkinson described his clients’ (John Gilvey and Michael Benzer) proposal to 

construct an addition on the Hudson Beach Glass building at 162 Main Street.  The business has 

grown and they would like to expand their operation.  Ms. Reynolds acknowledged she has done 

work for the applicants on a professional level, however has no ownership or financial interest in 

the project and can remain impartial in its review.  Mr. Wilkinson explained they want to expand 

the garage/glass demonstration area with a second story office space addition.  He presented and 

reviewed conceptual façade drawings for the building.  An existing utility pole will be relocated 

and a sidewalk is proposed to be added on municipal property to connect the parking area to the 

existing sidewalk.  Mr. Wilkinson briefly reviewed consultant comments that will be addressed 

with the next submission.  City Attorney Jennifer Gray advised the applicant that they would 

need to discuss the sidewalk with the City Council if it is on municipal property.   

 

Mr. Clarke asked for a table to show compliance with zoning requirements and to 

demonstrate the parking count and layout.  The property is located in the historical overlay 

district therefore will require a Certificate of Appropriateness.  The site plan should indicate how 

the new sidewalk will affect existing trees and demonstrate where the existing utility pole will be 

relocated.  Additional lighting and architectural details must also be provided.   

 

Mr. Tully pointed out the utility pole and wires may affect the sidewalk.  Construction 

will be near the sidewalk therefore curbing work may be necessary as one of the drop curbs serve 

as handicap access.  An I & I study of the existing building is needed.  It was noted the furnaces 

and exhaust system will not be changed or affected by the addition.  A lengthy discussion took 

place about the addition’s architecture and recommendations were made to make it appear more 

natural to the original building.   

 

There were no further comments and Mr. Williams made a motion to schedule a public 

hearing for the month of April, seconded by Ms. Reynolds.  All voted in favor.  Motion carried.    

 

ITEM NO. 5  REVIEW APPLICATION FOR SUBDIVISION APPROVAL, 3 

RESIDENTIAL LOTS, SUBMITTED BY JONATHAN MILLER, 119 HOWLAND 

AVENUE 

Mike Bodendorf of Hudson Land Design presented his client’s proposal to subdivide a 

one acre parcel at 119 Howland Avenue with an existing dwelling into three lots for the 

construction of two new single family houses.  Each lot meets zoning requirements and each 

dwelling will be served with municipal water and sewer.  The site is flat in front and slopes to 

back therefore roof leaders and footing drains will be added to the new dwellings.  

 

Mr. Clarke reviewed his comments and asked that the plat show existing major trees and 

indicate those that will be removed.  He asked about a tree house which appears to encroach onto 

Lot #2 and Mr. Bodendorf reported the tree house will be removed and an arborist has been hired 

to determine the health of the large old tree.  It was suggested the lot line be moved slightly to 

provide a wider side yard for the existing house.  Mr. Clarke asked that trees be added along the 

street frontage.   
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 Mr. Tully asked that a level spreader be used to improve sheet runoff on the properties.  

Investigation of the sanitary sewer system and proposed connections is needed.  The new 

structures should be moved toward the street line to align with the existing house to maintain a 

uniform street frontage.   

 

There were no further comments and Mr. Lambert made a motion to authorize circulation 

of the Planning Board’s intent to act as Lead Agent for environmental review, seconded by Mr. 

Barrack.  All voted in favor.  Motion carried.  Mr. Williams made a motion to set a public 

hearing for SEQRA environmental review and Subdivision Approval for the month of April, 

seconded by Mr. Lambert.  All voted in favor.  Motion carried.  The public hearing for the 

environmental review will take place before the subdivision public hearing. 

 

ITEM NO. 6  REVIEW APPLICATION FOR SUBDIVISION APPROVAL, 2 

RESIDENTIAL LOTS, SUBMITTED BY BARBARA O’DELL, 55 PROSPECT STREET 

Mike Bodendorf of Hudson Land Design, introduced Adam Gasparre from his office who 

will be the handling this project.  The proposal is to subdivide a .48 acre parcel of land located at 

55 Prospect Street with an existing house into two lots.  The carport and parking area will be 

removed to allow construction of a new single family house.  A new driveway will be created for 

existing dwelling and the new house will have its own driveway.  A level spreader will be used 

to improve sheet runoff, and roof leaders and footing drains will be added to the new dwelling. 

Work continues on the sanitary sewer connection.     

 

 Board consultants reviewed their comments and noted the house should be moved toward 

the street to be more in line with the existing house.  A note should be added to show the portion 

of chain link fencing that will be removed.  City Attorney Jennifer Gray advised the applicant to 

complete the Application Processing Restriction form.   

 

There were no further comments and Mr. Lambert made a motion to authorize circulation 

of the Planning Board’s intent to act as Lead Agent for environmental review, seconded by Mr. 

Barrack.  All voted in favor.  Motion carried. 

 

Mr. Williams made a motion to set a public hearing for SEQRA environmental review 

and Subdivision Approval for the month of April, seconded by Mr. Lambert.  All voted in favor.  

Motion carried.  The public hearing for the environmental review will take place before the 

subdivision public hearing. 

  

Miscellaneous Business 

Zoning Board of Appeals – Review March Agenda 

Due to the snow storm, the Zoning Board of Appeals met prior therefore review of the 

agenda was unnecessary.  

 

City Council Request to Review Proposed Local Law Amending Chapter 223 – Affordable 

Workforce Housing 

Discussion continued with regard to the Council’s proposed Local Law amending the 

City’s Affordable Housing Affordable legislation.  Specific attention was given to the percentage 

of income eligibility, density bonuses, threshold for the number of units that triggers the 
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requirement for affordable housing, possible allowance to reduce unit size for below market rate 

units, and whether units should be intermingled with regular housing.  After a lengthy review 

and detailed discussion of each topic, Mr. Lambert made a motion to make the following 

recommendations:  percentage of eligibility should be 100% with a preference given to lower 

income individuals; in favor of the density bonus; in favor of reducing the unit threshold from 20 

to 10 because it will encourage development of more affordable units; edit language regarding 

townhouse developments to make it more clear with respect to the reduction in size; recommend 

Hudson River Housing include in its administrative regulations a procedure to handle tenants 

who are in the one year holdover term (due to increased income) in the event their income 

reduces back to an eligible level; and eliminate the possibility of allowing units to be separated 

within the development or constructed on an alternate property near the development.  The 

motion was seconded by Mr. Williams.  All voted in favor with the exception of Mr. Barrack 

who disagreed with the reducing the unit threshold from 20 to 10.  Motion carried; 6-1. 

 

Architectural Review 

Certificate of Appropriateness – North Avenue, Lot #2 

Gary Joseph presented a proposal for a new single-family house on an existing vacant lot 

on Judson Street.  Members reviewed elevation drawings, proposed color scheme and compared 

it to neighboring housing stock.  After careful consideration, Mr. Williams made a motion to 

approve the plan as presented with the following color scheme:  Siding – Portsmouth Blue; Roof 

– Charcoal; Double Hung Windows – Anderson White; and Garage – White; Trim – White; the 

motion was seconded by Mr. Burke.  All voted in favor.  Motion carried.   

 

New Single Family House – 8 Mountain Lane 

Karen Quiana presented her proposal for a new single-family house on an existing vacant 

lot on Mountain Lane.  Members reviewed elevation drawings, proposed color scheme and 

compared it to neighboring housing stock.  After careful consideration, Mr. Williams made a 

motion to approve the plan as presented with the following color scheme:  Siding – Vertical 

Cedar Benjamin Moore Semi-Solid Stain in Dragons Breath; Roof – EPDM; Awning & Fixed 

Casement Windows – Black; and Trim – Black; the motion was seconded by Mr. Burke.  All 

voted in favor.  Motion carried.   

 

Certificate of Appropriateness – 183 Main Street; Sign  

Anthony Reihl presented his proposal for a perpendicular hanging sign to advertise Luxe 

Optique eye wear store at 181-185 Main Street.  The 15-inch high and 34-inch wide hanging 

Pince-Nez sign is made from wood with the printing “Eye Exams”.  After careful comparison 

and consideration of other signage in the neighborhood, Mr. Williams made a motion to approve 

the sign as presented, seconded by Mr. Burke.  All voted in favor.  Motion carried.   

 

Certificate of Appropriateness – 192 Main Street; Sign 

This item was postponed at the applicant’s request. 

 

There was no further business to discuss and Mr. Williams made a motion to adjourn the 

meeting, seconded by Mr. Barrack.  All voted in favor.  Motion carried.  The meeting adjourned 

at 9:43 p.m. 


