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Planning Board 

July 10, 2018 

 
The Planning Board meeting was held on Tuesday, July 10, 2018 in the Municipal Center 

Courtroom.  The meeting commenced at 7:00 p.m. with Chairman John Gunn, Members Gary 
Barrack, Pat Lambert, Jill Reynolds, and Member Randall Williams (in at 8:10 p.m.).  Also in 
attendance were Building Inspector Tim Dexter, City Attorney Jennifer Gray, City Engineer 
John Russo (in for Art Tully) and City Planner John Clarke.  Member David Burke was excused.  

 

Training Session 

Mr. Clarke and City Attorney Jennifer Gray continued review of the proposed local law 
adding Section 223-26.4 to establish procedures for small cell wireless facilities with a focus on 
areas that pertain to the Planning Board.  They reviewed the list of five criteria that would be 
under their jurisdiction.  In general members believed they should have a part in the approval 
process and listed criteria.  Discussion on this topic continued at the Miscellaneous Business 
portion of the meeting. 
 

Regular Meeting 

The regular meeting started at 7:30 with Mr. Gunn calling for corrections/additions or a 
motion to approve minutes of the June 12, 2018 meeting.  Mr. Lambert made a motion to 
approve the minutes of the June 12, 2018 meeting as presented, seconded by Mr. Muscat.  All 
voted in favor.   
 

ITEM NO. 1  CONTINUE PUBLIC HEARING FOR SEQRA ENVIRONMENTAL 

REVIEW ON APPLICATIONS FOR SUBDIVISION APPROVAL AND SITE PLAN 

APPROVAL, 6 UNIT RESIDENTIAL “FERRY LANDING AT BEACON”, BEEKMAN 

STREET, SUBMITTED BY FERRY LANDING AT BEACON, LTD. 

  This item was adjourned to the August meeting. 
 

ITEM NO. 2  CONTINUE PUBLIC HEARING ON APPLICATION FOR SITE PLAN 

APPROVAL, RETAIL/RESIDENTIAL, 208 MAIN STREET, SUBMITTED BY 206-208 

MAIN STREET, LLC 

Architect Aryeh Siegel presented changes that were made to the parking lot, driveway, 
and landscape area as discussed at the last meeting.  He reported Hudson Land Design is 
preparing a construction cost estimate for the public improvements as required, and they met 
with the Architectural Review Board who approved the building design with only minor 
comments.   

 
Mr. Gunn opened the floor for public comment.  No one from the public wished to speak 

and Mr. Muscat made a motion to close the public hearing, seconded by Mr. Lambert.  All voted 
in favor.  Motion carried.   
 

Mr. Clarke reviewed his remaining comments and recommended the board approve the 
6% landscape coverage based on changes that were made to the driveway.  Mr. Russo had no 
outstanding engineering comments.   
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City Attorney Jennifer Gray drafted and circulated Parts 2 and 3 of the EAF and a 
statement outlining reasons based on supporting information, documents, public comments, and 
reports for environmental review of the project.  After careful consideration, Mr. Gunn made a 
motion to issue a SEQRA Negative Declaration, seconded by Mr. Lambert.  All voted in favor.  
Motion carried.   
 

Members review the draft resolution of Site Plan Approval that was circulated prior to the 
meeting.  After careful consideration Mr. Muscat made a motion to approve the resolution of Site 
Plan Approval as circulated, seconded by Mr. Barrack.  All voted in favor.  Motion carried.  
 

ITEM NO. 3  CONTINUE PUBLIC HEARING FOR SEQRA ENVIRONMENTAL 

REVIEW ON APPLICATION FOR SUBDIVISION APPROVAL, AND HOLD PUBLIC 

HEARING ON THE APPLICATION FOR SUBDIVISION APPROVAL, THREE-LOT 

RESIDENTIAL, 38 ST. LUKE’S PLACE, SUBMITTED BY BEACON 226 MAIN 

STREET, LLC 

The SEQRA public hearing remained open.  Engineer Adam Gasparre of Hudson Land 
Design described his client’s proposal to subdivide a .405 acre lot with an existing single family 
house into three lots for the construction of two new houses.  Each parcel will have their own 
driveway/parking area and will be served with municipal water and sewer services.  
Improvements were made to the drainage system and lot line alignments to make them more 
even.  Soil testing will be done to complete the proposed drainage system.  Due to neighbor 
concerns for large plantings that may block roof-mounted solar panels, a note will be added to 
the plan so tall species of trees can’t be planted. 
 

Amelio Ramos, 36 St. Luke’s Place, expressed concern for parking and views of 
mountain.  He believed the property should only be split for two houses and noted on-street 
parking is tight.  

 
John Mernane, 104 Union Street, questioned responses in the EAF and believed new 

houses will have a significant impact on the neighborhood.  It is on a blind crest on a narrow 
road used by hikers and bikers going to Mt. Beacon, the land will be adversely impacted because 
the land slopes sharply from property to the street and the granite formations on Union Street 
must continue into the property.  He had concerns for flooding, transportation, noise, odor, light 
and how the daycare will be affected.   

 
Adam Gasparre explained parking and turnaround areas are provided for each house, 

appropriate sight distances have been met, grading will address the sloping of the land, and test 
borings will be done to assure proper drainage is installed.  Mr. Clarke explained the applicant is 
dedicating property to the City so the road can be widened.   
 

There were no further comments from the public and Ms. Reynolds made a motion to 
close the SEQRA public hearing, seconded by Mr. Muscat.  All voted in favor.  Motion carried.    

 
City Attorney Jennifer Gray drafted and circulated Parts 2 and 3 of the EAF and a 

statement of outlining reasons based on supporting information, documents, public comments, 
and reports for environmental review of the project.  After careful consideration, Mr. Lambert 
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made a motion to issue a SEQRA Negative Declaration, seconded by Mr. Muscat.  All voted in 
favor.  Motion carried.   

 
Mr. Barrack made a motion to open the public hearing on the application for Subdivision 

Approval, seconded by Mr. Muscat.  All voted in favor.  Motion carried.  Mr. Barrack had 
concern for flooding and for rock under the property.  Discussion took place about infiltrator 
system being installed to address drainage.   
 

John Mernane, 104 Union Street, reviewed the slope plans and groundwater runoff rates 
and felt drainage will be difficult to control with added houses and roof drains.   
 
 The public hearing will continue at the August meeting. 
 

ITEM NO. 4 CONTINUE PUBLIC HEARING FOR SEQRA ENVIRONMENTAL 

REVIEW ON APPLICATION FOR SUBDIVISION APPROVAL, TWO-LOT 

RESIDENTIAL, 31 MOUNTAIN LANE, SUBMITTED BY PENELOPE HEDGES 

Glennon Watson, of Badey & Watson, described his client’s proposal to subdivide 
property at 31 Mountain Lane with one existing house into two lots for the construction of an 
additional house.  The property was perc tested and a new septic system will be installed.  The 
air Bed & Breakfast advertisement was taken down from the website as requested.  They are in 
receipt of consultant comments and will work on fulfilling items presented.  (Mr. Williams 
joined the meeting at 8:10 p.m.). 

  
Mr. Russo reviewed engineering comments and recommended the board consider 

whether new trees should be planted to replace the approximate 40 trees of significant size that 
must be removed.  A more detailed drainage analysis must be done.  Mr. Gunn opened the floor 
for public comment.   

 
Michal Mart, 49 Sycamore Drive, asked if they would need a permit for tree removal.   

Tim explained tree removal law has an exemption when an applicant is before the board for site 
plan and subdivision approval because it is reviewed by engineers during the approval process.   
 

The public hearing for SEQRA environmental review will continue in August.  Mr. Gunn 
made a motion to schedule a public hearing on the application for Subdivision Approval for the 
August meeting, seconded by Mr. Muscat.  All voted in favor.  Motion carried. 

 

ITEM NO. 5  CONTINUE REVIEW ON APPLICATION FOR SPECIAL USE PERMIT 

AND SITE PLAN APPROVAL, THREE-UNIT RESIDENTIAL, 21 SOUTH AVENUE, 

SUBMITTED BY PROTESTANT EPISCOPAL DIOCESE OF NEW YORK 

Architect Tomasz Mlynarski of Barry Donaldson Architects described the church’s 
proposal to renovate an existing abandoned building to create three residential apartments at 21 
South Avenue.  Since the last meeting topography around driveway was addressed and a note 
added that the mature trees along Beacon Street will be replaced.  Permeable eco-pavers that are 
ADA compliant will be used for the parking area on South Avenue.  Three light posts that match 
those on the house were added to the plan and the LWRP report was amended as recommended.   
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After careful consideration and review of the draft resolution, Mr. Lambert made a 
motion to issue a LWRP Consistency Determination finding the project is consistent with all 
relative policies in the LWRP, seconded by Mr. Williams.  All voted in favor.  Motion carried.  
Mr. Muscat made a motion to send a favorable recommendation to the City Council for their 
application for a Special Use Permit, seconded by Mr. Barrack.  All voted in favor.  Motion 
carried. 
 

ITEM NO. 6  CONTINUE REVIEW OF APPLICATION FOR SITE PLAN APPROVAL, 

7 RESIDENTIAL BUILDINGS “EDGEWATER” SUBMITTED BY SCENIC BEACON 

DEVELOPMENTS, LLC, 22 EDGEWATER PLACE 

Attorney Taylor Palmer, Cuddy & Feder, LLP, returned to continue review of his client’s 
proposal for a multi-unit residential development on property known as Edgewater.  As a result 
of the City’s recent adoption of the Local Law concerning the calculation of “lot area per 
dwelling units”, the project has been reduced from 301 to 246 dwelling units.  The reduction 
maximizes open space, adds more connecting walkways, and results in less water demand, fewer 
parking spaces, and fewer school children yet the property assessment remains the same.  Site 
coverage is now at 12% where 25% is permitted; there is no physical change to the project as it 
avoids steep slopes as required.  This also reduced the project to a Type I action under SEQRA.  
They are prepared to return for Site Plan review once the City Council review is complete. 

 
Architect Aryeh Siegel reviewed changes and benefits resulting from the project’s 

reduced density.  A path to Tompkins Terrace was added to make a shorter route to the train 
station and access to an overlook area with benches at the high point of the ridge was added.  A 
new pedestrian path south of Building 3 provides secondary access to the train station.  Parking 
at the corner of Bank Street and Tompkins Terrace was removed which will provide additional 
screening from other developments.  The number of land-banked parking spaces was increased 
which reduces the amount of impervious surfaces. 

 
Mr. Clarke reported the reduced unit count will also produce fewer public school children 

and spoke about the current school budget and enrollment.  Student enrollment has decreased 
and new budget calculations reveal the school’s net revenue to school to be estimated at 
$150,500 as a result of this project.  Overall impact to the school system will be less than the 
original proposal. 
 

Members reviewed amended Part 2 and Part 3 (with attachments) of the EAF and after 
careful consideration, Mr. Williams made a motion to issue a SEQRA Negative Declaration for 
the amended project, seconded by Mr. Muscat.  Discussion took place about the reduced unit 
count and Ms. Reynolds asked why the building size and height had not been reduced based on 
the reduction.  A lengthy discussion took place about the building count and height, and overall 
SEQRA review. 
 

Project owner Rodney Weber explained the City Council was worried about tax revenue, 
and by maintaining the same building footage the assessment remains the same and provides the 
same keep same income for the City.  Further, overall site coverage is 12% where 25% is 
allowed by zoning.  Ms. Reynolds felt the buildings were too high and asked that balconies be 
added.  
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After careful consideration, Mr. Lambert made a motion to approve the amended LWRP 
Consistency Determination resolution as circulated, seconded by Mr. Muscat.  All voted in favor 
with the exception of Ms. Reynolds who voted against the motion.  Motion carried; 6-1.  The 
public hearing on the application for Site Plan Approval was adjourned to the August meeting.  
 

ITEM NO. 7  CONTINUE REVIEW ON THE APPLICATION FOR FINAL 

SUBDIVISION APPROVAL, 13-LOT RESIDENTIAL, 25 TOWNSEND STREET, 

SUBMITTED BY AK PROPERTY HOLDING, LLC  

Attorney Taylor Palmer and Engineer Jon Bodendorf described changes made to the plan 
and noted details requested in their Preliminary Subdivision Approval were fulfilled as 
requested.  Mr. Bodendorf reported the center island was revised similar to the one on Victor 
Road, and street lights were moved to the interior of the island.  A meeting took place with Mr. 
Russo and the Water Department with regard to connection of the existing water main.   
 

After careful consideration and review of the draft resolution, Mr. Williams made a 
motion to grant Final Subdivision Approval as outlined in the resolution, seconded by Mr. 
Muscat.  All voted in favor.  Motion carried.   

 

ITEM NO. 8  CONTINUE REVIEW OF APPLICATIONS FOR SUBDIVISION 

APPROVAL, SITE PLAN APPROVAL, AND SPECIAL USE PERMIT APPROVAL, 

PRIVATE SCHOOL (HUDSON HILLS ACADEMY), 850 WOLCOTT AVENUE, 

SUBMITTED BY ST. LUKE’S EPISCOPAL CHURCH 

Aryeh Siegel described his client’s proposal to subdivide the church property into two 
lots so the school building can be used as a private school by Hudson Hills Academy.  They are 
scheduled to go before the City Council for a Special Use Permit next week.  Mr. Siegel reported 
plans were revised and an updated project narrative was submitted.  A pedestrian path leading 
from the bus drop off area to the school and a crosswalk were added as discussed.  Vehicular 
movements were changed to show cars enter and exit from Wolcott Avenue, and buses enter 
Phillips Street and exit onto Wolcott Avenue.  An I & I inspection revealed no illegal 
connections to the sanitary sewer system exist and the surveyor is working on locating utilities.  
Discussion took place about easements and surveyor Tom Cerchiara explained the utilities are 
difficult to find and trace.  He suggested a blanket easement and believed cross easements can’t 
be done unless the two parcels are owned by separate entities.  City Attorney Jennifer Gray was 
unaware of that ruling and felt the easements should be put into place prior to the subdivision.   

 
After some discussion, Mr. Lambert made a motion to schedule a public hearing on the 

applications for Subdivision Approval and Site Plan Approval for the month of August, seconded 
by Ms. Reynolds.  All voted in favor.  Motion carried.  In the interest of timing, Mr. Siegel 
respectfully requested members consider authorizing the City Attorney to draft a resolution of 
approval for possible action at the August meeting.  After careful consideration, Mr. Williams 
made a motion to authorize the City Attorney to draft a resolution of approval, seconded by Mr. 
Barrack.  All voted in favor.  Motion carried.  

 
Mr. Clarke noted the neighbor on the corner asked for a sidewalk.  Mr. Siegel reported a 

sidewalk exists on one side of the street for which a crosswalk has been provided, and a new 
sidewalk would require removal of significant historic trees.  Lastly, Mr. Clarke noted the 
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property lies in the Historic District and Landmark Overlay Zone therefore a Certificate of 
Appropriateness is required. 
 

ITEM NO. 9  REVIEW APPLICATION FOR SITE PLAN APPROVAL, STORAGE 

ADDITION, 242 MAIN STREET, SUBMITTED BY ELBERT GAITHER, JR. 

Architect Aryeh Siegel described his client’s proposal to construct a one-story storage 
addition to the rear of the existing building at 242 Main Street.  The storefront is occupied by a 
printing company and they are in need of additional storage because their business is growing.  
Discussion took place with regard to access easements to the parking lot at the rear of the 
building.  Mr. Siegel reported the parking lot was the subject of a previous application and 
easements were put into place at the time of approval; the adjacent single family house also 
benefits from those easements.  The addition shifts two parking spaces but back up space is still 
adequate.  Discussion took place about the trash enclosure in the parking lot and Mr. Siegel 
explained they want to keep bins outside in the rear similar to other businesses nearby.  The 
containers won’t be visible from the street however some type of screening or enclosure should 
be provided.  The storage addition will be accessed from the exterior and interior of the building, 
and elevations will be provided.  
  

After some consideration, Mr. Williams made a motion to set a public hearing on the 
application for Site Plan Approval for the August meeting, seconded by Ms. Reynolds.  All voted 
in favor.  Motion carried.   
 

ITEM NO. 10  REVIEW APPLICATION FOR SUBDIVISION APPROVAL, 2-LOT 

RESIDENTIAL, 32 ALICE STREET, SUBMITTED BY BRENT SPODAK 

Engineer Dan Koehler, Hudson Land Design, described his client’s proposal to subdivide 
a 0.467-acre parcel with one existing house into two lots for the construction of a new single 
family house on property in the R1-7.5 zoning district located at 32 Alice Street.  The owner, 
Rabbi Brent Spodek and his family live at 2 Green Street and are active in the community.  Their 
family is growing and they want to construct a new house rather than add on to their existing 
home.  They are aware that a lot width variance is needed, however all other aspects of the 
subdivision conform to zoning.  Mr. Koehler asked the board to consider moving forward with 
SEQRA review so they can move to the Zoning Board of Appeals for variances. 

 
Mr. Clarke noted two area variances related to lot width are needed, and the front yard 

setback will be based on frontage of adjacent houses to maintain a uniformity on the street.  
Discussion took place about the house plans and moving the structure forward to allow grading 
for the driveway. 
 

After some consideration, Mr. Gunn made a motion to declare the Planning Board’s 
intent to act as Lead Agency in the SEQRA environmental review process, seconded by Ms. 
Reynolds.  All voted in favor.  Motion carried.  Mr. Gunn made a motion to schedule a SEQRA 
public hearing for August, seconded by Ms. Reynolds.  All voted in favor.  Motion carried. 
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Architectural Review 

Certificate of Appropriateness – 35 Rombout Avenue (Addition) 
Jeff Wilkinson described his client’s proposal to construct an addition to their house at 35 

Rombout Avenue, circa 1840-1850, which is located in the Historic District and Landmark 
Overlay Zone.  The rear portion of hodgepodge additions will be taken down and the new 
addition will be similar to the design and lines of the existing historical house.  After careful 
review, Mr. Gunn made a motion to approve the proposal as submitted with the following:  
Siding – Boaral to match existing in Kendall Charcoal; Roof – Fiberglass Shingle Georgetown 
Grey (Certainteed) Windows – White double-hung 2 over 1 Anderson Woodwright; and Trim – 
Boral Mountain Peak White.  The motion was seconded by Mr. Williams.  All voted in favor.  
Motion carried. 

 
Certificate of Appropriateness – 1198 North Avenue (Roof) 

Owner Gordan Woodhall recently purchased the house at 1198 North Avenue which is 
located in the Historic District and Landmark Overlay Zone.  Replacement of the roof began 
prior to this meeting because he was not aware that improvements to the house required a 
Certificate of Appropriateness.  A lengthy discussion took place about the roof and members 
debated whether the standing seam stainless steel roof material was appropriate in the historical 
overlay district.  After much consideration, Ms. Reynolds made a motion to approve the Drexel 
24-gauge standing seam stainless steel roof in Burgundy on the condition that the owner return to 
the board with an overall plan for future renovations as discussed.  The motion was seconded by 
Mr. Muscat.  All vote in favor with the exception of Mr. Williams who voted against the motion.  
Motion carried; 6-1.   
 
Knevels Avenue – Lot #2 (new Single Family House Amendment) 

Stephen Spacarelli returned to amend the previously approved elevations for Lot #2 of 
the subdivision on Knevels Avenue.  He explained that he wants to change the roofing material 
from standing seam metal to architectural shingles (Tamko Heritage – Age Wood) and add a 
window to the front of the house.  After careful review and consideration, Mr. Gunn made a 
motion to approve the changes as presented, seconded by Ms. Reynolds.  All voted in favor.  
Motion carried.   

 
Single Family Houses – Washington Avenue Lot #1 and Lot #2 (Fairview Subdivision) 

Developer Gary Joseph described his proposal to construct two new single family houses 

on a vacant lots of the recently approved Fairview Subdivision on Washington Avenue.  

Members reviewed elevation drawings, proposed color schemes and compared it to neighboring 

housing stock.  After careful consideration, Mr. Williams made a motion, seconded by Mr. 

Muscat, to approve the plans as presented with the following color scheme:   

Lot #1:  Siding – Pebblestone Clay; Roof – Charcoal; Windows – Double Hung 

Anderson White; Trim – White; Garage – White 

Lot #2:  Siding – Scottish Thistle; Roof – Charcoal; Windows – Double Hung Anderson 

White; Trim – White; Garage – White 

All voted in favor of the motion.  Motion carried.  
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Miscellaneous Business 

Zoning Board of Appeals – July Agenda 
Members reviewed the Zoning Board of Appeals’ agenda and the three items were for 

various area variances.  No recommendations were made on the agenda item.  

City Council Request to Review Proposed Local Law to create Section 223-26.4 concerning 
Small Cell Wireless Facilities – continue discussion 

Review of the proposed law continued with the City Attorney Jennifer Gray and City 
Planner John Clarke with particular attention on areas of the law that pertain to planning and 
zoning issues, and jurisdiction of the Planning Board.  They reviewed the list of five categories 
of applications that would be under the Planning Board’s jurisdiction and generally agreed that 
the Planning Board, rather than the Building Department, should be the approval authority for 
these categories of applications due to the potential impacts on the community.  The Board also 
reviewed and generally agreed that the City Council is the appropriate approval authority for the 
categories of applications listed under proposed Section 223-26.4C.  

 
A considerable discussion took place regarding provisions under proposed Section 223-

26.4G, entitled, “City requirements as to aesthetics and neighborhood impact mitigation.”  The 
board also reviewed the recommendations from Dutchess County Planning and Development.  
Members were in favor of banning small cell facilities in the Historic District and Landmark 
Overlay Zone but were open to allowing exceptions on a case by case basis, where appropriate, 
such as on top of buildings.  They were agreeable to each of the remaining requirements set forth 
at proposed Section 223-26.4G(b)-(j), but noted that subsection (h) may be in conflict with the 
City Council jurisdictional threshold for applications involving installations on sidewalks.  It was 
also recommended that where the Planning Board is referenced in Section 223-26.4G it should 
be revised to also include the City Council.   
 

There was no further business to discuss and the meeting was adjourned on a motion 

made by Mr. Gunn, seconded by Mr. Williams.  All voted in favor.  Motion carried.  The 

meeting adjourned at 10:17 p.m. 


