
Meeting Minutes
THE REGULAR MEETING of the PLANNING BOARD of the Town of Cortlandt was conducted at the Town Hall, 1 Heady St., Cortlandt Manor, NY on Tuesday, May 7th, 2019.  The meeting was called to order, and began with the Pledge of Allegiance.

Thomas A. Bianchi, Chairperson, Chairman presided and other members of the Board were in attendance as follows:




Loretta Taylor, Board Member (absent)



Steven Kessler, Board Member (absent)



Robert Foley, Board Member 
Jeff Rothfeder, Board Member 
Peter Daly, Board Member 

George Kimmerling, Board Member 

ALSO PRESENT:




Michael Cunningham, Town Attorney 




Michael Preziosi, Deputy Director, DOTS



Chris Kehoe, Deputy Director for Planning (absent)


*



*



*
Mr. Thomas Bianchi stated a couple of announcements before we start the agenda and changes. First of all, at the end of the agenda you’ll notice that after the adjournment heading there’s a work session that is scheduled for our Thursday, May 30th. That is being changed to Tuesday, June 4th at 6:00 p.m. There’s a conflict so we’re changing that. 



*



*



*
CHANGES TO THE AGENDA
Mr. Thomas Bianchi stated secondly, there’s a couple of applications that are being removed from tonight’s agenda. The first one is this 6-15 Hudson Wellness and the second one is 2019-5, New York SMSA, that’s the cell phone tower. They are being removed – they’re not being withdrawn, they’re just being removed from the agenda for tonight. So if you’re here to speak on any of those cases we just want to let you know.

Mr. Michael Preziosi stated I just want to note that the work session was going to start at 6:00 p.m. on Tuesday, June 4th with the regular scheduled meeting to follow thereafter, at the conclusion.

Mr. Thomas Bianchi stated okay it goes right after that. 



*



*



*
ADOPTION OF THE MINUTES OF THE MEETINGS OF APRIL 2, 2019
Mr. Thomas Bianchi stated we need to adopt the minutes from the last meeting.
Mr. Robert Foley stated I make a motion to adopt. 

Seconded with all in favor saying "aye". 

Mr. Thomas Bianchi stated thank you.



*



*



*
CORRESPONDENCE:

PB 12-94     a.
Letter dated March 25, 2019 from John Rich, Store Manager Bed, Bath & Beyond located at the Cortlandt Town Center requesting Planning Board approval for the seasonal outdoor sales and storage of chairs.

Mr. Peter Daly stated Mr. Chair I move that we adopt Resolution 11-19 in favor of granting the application.
Seconded with all in favor saying "aye". 
PB 16-99     b.
Report prepared by WSP dated April 8, 2019 regarding the Hollowbrook Golf Club 2018 Annual Water Monitoring .

Mr. Thomas Bianchi stated we received results of the latest water monitoring as I indicated and I believe there’s a review that’s going to take place on this. More information in the future on this.
Mr. Michael Preziosi stated yes. Staff will be having a conference call with the applicant and our consultant to review the results of the 2018 water quality report. It’s an annual requirement that Hollowbrook undertakes as part of their site plan approval. This year there were some minor detections of some herbicides and pesticides that are applied to the golf course. Nothing exceeding the allowable limits but there were some detections and we wanted to go over their protocol and use with them. Once we do we’ll report back to the Planning Board as far as any action items that are taken and as always, if there’s any potential changes to any of the approved uses of the pesticides or herbicides or changes to any of the uses, we will go and update the course turf management plan as required by the approving resolution.

Mr. Jeff Rothfeder stated you called it minor but there was one where they’re continuing to use something they perhaps shouldn’t be using and the quantity that they’re using it. 

Mr. Michael Preziosi stated there’s an approved listing of herbicides, pesticides and there’s kind of an order in which the pesticides can be used. They’re using the last resort sort of as the first resort. It’s not disallowed it’s just not something they should be using regularly and if they want to it’s a modification to the turf management plan that would have to be approved by the town and put into service. 

Mr. Jeff Rothfeder stated that’s what I meant to say. So they have to come before the Planning Board again if they want to continue that, they have to stop.
Mr. Michael Preziosi stated and then they can use the other approved pesticides, herbicides for turf management. 

Mr. Robert Foley asked so at the next meeting, your report, we’ll know more. You’re referring back now obviously.

Mr. Michael Preziosi responded correct. If the applicant decides to switch the use of any of the approved herbicides then they would come in and make their case to the board. If they want to go back to the previously approved management plan then we would just give the board our report and summarize the results of the meeting.

Mr. Robert Foley stated I also had a concern after reading this like Jeff said. We’ll have a full report.

Mr. Michael Preziosi stated absolutely.

Mr. Robert Foley stated I make a motion that we refer this back.

Seconded with all in favor saying "aye". 

Mr. Thomas Bianchi stated thank you.

PB 2018-30 c.
Letter dated April 19, 2019 from Justin Kacur requesting Planning Board re-approval of five recreation uses on the first floor and a 2nd floor apartment for property located at 2305 Crompond Road.

Mr. George Kimmerling stated Mr. Chair I move that we adopt Resolution 12-19 re-approving the five recreational uses. 
Seconded with all in favor saying "aye". 

PB 2018-28 d.
Letter dated April 25, 2019 from Joseph Thompson, R.A. requesting Planning Board approval for revised building elevations for the proposed Montrose Hair Studio located at 2131 Albany Post Road.

Mr. Robert Foley asked we’re going to approve this by motion correct?
Mr. Thomas Bianchi responded we.

Mr. Robert Foley stated I make a motion that we approve this by motion.

Mr. Thomas Bianchi asked are there any questions on this from the board?

Mr. Michael Preziosi stated it’s just minor modifications to the building façade that weren’t initially contemplated with the initial approval. It’s been referred to the Architectural Review Council and comments will come back to staff before building permit is issued.

Mr. Thomas Bianchi asked so there’s no changes to parking or anything?

Mr. Michael Preziosi responded no changes to the site plan. No changes to the potential use, just changes, minor modifications to the building façade.

Mr. Thomas Bianchi stated okay good. 

Seconded with all in favor saying "aye". 

PB 2018-5  e. Letter dated April 24, 2019 from Allyson Mann requesting Planning Board approval for the  installation of 2 steel propane cages to be located at Ace Hardware at 3120 Lexington Avenue.

Mr. Jeff Rothfeder stated Mr. Chair I move that we approve this by motion. 
Seconded.

Mr. Thomas Bianchi asked any discussion on any of this? Mike nothing to…

Mr. Michael Preziosi responded the plans were referred over to our Code Enforcement staff. Our Fire Inspector looked at it, standard details, standard construction. It’s just allowing for the outdoor propane tanks. Typical for the type of use for this store.

Mr. Thomas Bianchi asked this is an exchange, tank exchange?

Mr. Michael Preziosi responded cages and exchange.

Mr. Robert Foley stated with the bollards there, as we discussed at the work session, no car could jump the parking area or back into…

Mr. Michael Preziosi responded no it’s a location that’s protected from the vehicular traffic and it will be secured properly.

With all in favor saying "aye". 



*



*



*
RESOLUTION:

PB 2019-6  a.
Application of Acadia Cortlandt Crossing, LLC for Amended Site Plan approval for parking and driveway modifications to retail building “Pad C” to include a new drive-through lane for customer food pick-up and modifications to parking, walkways, landscaping and the refuse container storage area for property located at 3144 E. Main St. (Cortlandt Boulevard) as shown on a 15 page set of drawings entitled “Cortlandt Crossing – Pad C Site Plan Amendment” prepared by Gerhard Schwalbe, P.E. dated March 20, 2019.

Mr. Thomas Bianchi asked is there – nobody’s here to speak on this? We have a resolution on this.
Mr. Peter Daly stated yes we have a resolution. Mr. Chair I move that we adopt Resolution 13-19 in favor of the application.

Seconded with all in favor saying "aye". 



*



*



*
PUBLIC HEARING (ADJOURNED):

PB 2019-3  a.
Public Hearing - Application of Andrew Young and Susan Todd for a Special Permit for an accessory apartment in an existing accessory building located at 48 Pond Meadow Road as shown on a 3 page set of drawings entitled “Todd Young Residence” prepared by James J. Moorhead, R.A. dated February 19, 2019.

Mr. Thomas Bianchi stated we had a site visit on this case last week. The applicant is not here tonight. I understand the board is waiting for a memo from the Director of Code Enforcement regarding his interpretation of the situation.
Mr. Michael Preziosi stated our Director of Code Enforcement was out for a few weeks and was unable to respond back to the board before tonight’s meeting. He’s asked for another few days to finalize the memorandum but it will be touching upon the concerns raised by each of the citizens and all the correspondence and letters received by staff and filed with the Planning Board.

Mr. Thomas Bianchi asked does anybody who would like to speak on this site? I think we should wait until a memo comes out, probably the best thing to do.

Mr. Michael Preziosi stated it is still an open public hearing but it’s going to be adjourned and held over until June. 

Mr. Thomas Bianchi stated we’re going to adjourn the public hearing. If there’s anybody here to speak on this case at this time we’ll be happy to hear from you.

Mr. [unidentified] stated I’ll wait.

Mr. Thomas Bianchi stated again, it will be adjourned so there’ll be another opportunity next month.

Mr. Robert Foley stated the two key things as we discussed at the work session are the dimensional issue and the legality of an accessory apartment.
Mr. Michael Preziosi stated the Code Enforcement Director’s memorandum will – the front yard setback issue, the height issue, the allowance of the use, etc will be addressed and reasoning as to why it’s within the review memorandum.

Mr. Robert Foley stated I make a motion that we adjourn this until June.

Seconded with all in favor saying "aye". 



*



*



*
OLD BUSINESS:

PB 6-15  a. Application of Hudson Ridge Wellness Center, Inc. for Site Development Plan approval and a Special Permit to reuse the seven existing buildings located at the former Hudson Institute property to provide a 92 bed private residential treatment program for individuals who are recovering from chemical dependency on a 20.83 acre property located at 2016 Quaker Ridge Road as shown on a 7 page set of drawings entitled “Hudson Ridge Wellness Center” prepared by Ralph G. Mastromonaco, P.E. latest revision dated December 4, 2018.

Mr. Thomas Bianchi stated as I indicated at the beginning of the meeting, the next application for Hudson Wellness Center is being removed from the agenda tonight. We will move on. 
PB 2019-5  b.
Application of New York SMSA Limited Partnership, for the property of Bezo Enterprises, LLC for Site Development Plan approval and a Special Permit for a proposed public utility personal wireless facility (telecommunications tower) on a portion of a 6 acre parcel of property located at 52 Montrose Station Road as shown on a 10 page set of drawings  entitled “Preliminary and Final Site Plans” prepared by Colleen Connolly, P.E. latest revision dated February 8, 2019.

Mr. Thomas Bianchi stated the one that follows that, 2019-5 – to remove it, do we have to vote on it to remove it?
Mr. Michael Preziosi responded it was discussed at the beginning of the meeting to remove the application. Just so the board is aware and as the public pertaining to application 2019-5 which is the application of New York SMSA Limited Partnership for the property of Bezo Enterprises that is the proposed cell tower. A balloon test was floated this past Saturday. The applicant is currently in the process of responding to the town’s and our town’s consultants review memorandum and also in the process of finalizing the visual assessment based upon the balloon test and we should have that before the next Planning Board meeting in June. 

Mr. George Kimmerling stated Mike, just on the visual assessment, is there a set circumference for that assessment from the point of the balloon or what does that encompass in terms of…

Mr. Michael Preziosi responded they had provided a view shed analysis identifying locations within the town that could conceivably see the proposed cell tower and then from there we selected locations that were potentially impacted for them to take photographs from and perform and prepare a full view shed study. It would be pre and post some construction photographs, etc renderings of what this tower can look like from those view sheds. There was about, speaking a little off the cuff, I believe 29 or 30 locations that were chosen and typically they fall within 1,500 feet to half a mile from the site.

Mr. George Kimmerling stated I was just surprised to see it very visibly from Furnace Woods Road by the Yeshiva. That’s pretty far away. It’s sort of a valley there.

Mr. Michael Preziosi stated most photographs took place a little bit inside the half a mile range.

Mr. Robert Foley stated I couldn’t get there but I talked to two people, one at Pleasant Tide and Maple Row where Lafayette comes in, she didn’t know what I was talking about. I said: “go out and look.” She said there were a lot of trees in the way, and someone near the end of Lafayette who has a large property and he went out and looked and trees were in the way and they were within less than half a mile. 

Mr. George Kimmerling stated thanks.

Mr. Thomas Bianchi stated there will be more discussion on that at the next meeting on the analysis as submitted.

PB 2019-1  c.
 Application of Gas Land Petroleum, Inc. for the property of MF Point, LLC c/o Frank Righetti, for Site Development Plan approval, Tree Removal and Wetland Permits and a Special Permit for a gas station with a canopy and a convenience store located on an approximately 1 acre parcel of property at 2051 & 2053 E. Main St. (Cortlandt Boulevard) as shown on a 19 page set of drawings entitled “Site Plan-Gasland Cortlandt” prepared by Chazen Engineering latest revision dated April 24, 2019 (see prior PB’s 16-04, 24-05 & 13-10)

Mr. Thomas Bianchi stated good evening.
Mr. Christopher Lapine stated good evening. My name is Christopher Lapine with Chazen Companies representing the applicant Gas Land Petroleum this evening. With me I have Phil Grealy of Maser Consulting and the applicant Don [Mezuoa]. We were before the board in March and we gave an introduction to the overall project which includes a 2,600 square foot convenience store and six fuel islands and three associates pumps at this location at 2051, 2053 East Main Street. The intent, once again, is to consolidate the parcels. If this was to be approved and access to the site would be slightly modified as I had indicated with some initial dialogue with the DOT about a proposed traffic signal which I’ll have Maser go over with you. I did want to highlight from when we were last before the Planning Board, we did receive comments from the Conservation Advisory Committee on our landscaping plans. We have since addressed those comments that we were provided. We added the additional trees. We increased the landscaping and planting along Route 6. We’ve also provided the town with a storm water pollution prevention plan as well for the engineer’s review. We have recently received comments following our latest submission to the town which we’ll be addressing and resubmitting for the next Planning Board meeting. I also want to have the opportunity to go over the elevations with the board. We were asked to provide elevations of all four sides of the building in which I brought with me this evening.
Mr. Thomas Bianchi stated I apologize, the screens, we don’t have the information up on the screens so one of our staff members could not be here tonight and he’s usually responsible for that so we couldn’t post them on the screen so we’ll have to look at the presentation board. So if we’re looking at drawing #C-130 is that the correct – as far as the site plan goes, is that the correct drawing, the latest drawing?

Mr. Christopher Lapine responded you’re correct sir. That’s the latest drawing.

Mr. Thomas Bianchi stated dated 2/20/19.

Mr. Christopher Lapine responded 4/24/19.

Mr. Jeff Rothfeder stated there’s a revised one. 

Mr. Robert Foley asked what was the date, 4/24?

Mr. Christopher Lapine stated 4/24/19 is the last revision date.

Mr. Michael Preziosi stated Mr. Lapine, did you provide Mr. Kehoe electronic copies?

Mr. Christopher Lapine responded I did.

Mr. Michael Preziosi stated let me see if I can find them.

Mr. Robert Foley asked so we’re looking at C130 or a newer one?

Mr. Christopher Lapine stated the revision date is adjacent to the name of the plan at the bottom.

Mr. Thomas Bianchi stated go ahead. The site plan shows the – you mentioned something about the DOT and the traffic light. Can you expand on that a little bit?

Mr. Christopher Lapine stated I’m going to have Mr. Grealy of Maser Consultant review the traffic signaling and the improvements in the right-of-way. I’d just like to touch upon a few other modifications that were made at the request of the board. We were asked to provide a bike rack in the front of the building which we did. We were asked to include additional receptacles items for both solid waste and recyclables in the front of the building which we’ve provided. We were also asked, as I indicated and I’ve got the landscaping plan, to increase the density of the landscaping along the eastern side of the site adjacent to Route 6 where we’ve included some additional trees. We expanded the ground cover on the island to the southern portion of the site and we also added some additional trees adjacent to Park Drive. We’ve replaced a number of the – we were asked to replace switch grass on our landscaping plans which we’ve done as well. We were asked if we could find a way to reduce the overall, take a look at the storm water for the site and one of the things we commented on is that we are reducing the volume of runoff leaving this site because we’re reducing the overall impervious on this site. We’re reducing the impervious by about 0.2 acres approximately on the overall project site.

Mr. Michael Preziosi stated I was able to find files, just refer me to the worksheet.

Mr. Christopher Lapine stated sheet 130.

Mr. Robert Foley asked on the landscape, it’s 180, no?

Mr. Christopher Lapine responded I’m sorry, I’m on sheet 180, correct. I think that would be a good plan to turn it over to Mr. Grealy to talk about the highway improvements on Route 6. 
Mr. Philip Grealy stated good evening, Philip Grealy, Maser Consulting. We prepared the traffic impact study which I believe your consultants are still reviewing. However, early on in the process we met with New York State DOT to obtain input on what types of improvements or issues that they wanted us to look at. One of the requirements that came up early in that discussion was that they would like us to upgrade the traffic signal that exists at the parkway ramp including – and basically, as part of that upgrade we’re going to end up replacing it because the signal poles and the light have to be replaced. They would like us to provide the adaptive controls consistent with what was done further to the east along Route 6 with Cortlandt Crossings. As part of the reconstruction of the site we have to widen the driveway to get multiple lanes and then of course the coordination with the signal at Parkway Drive at Jacob’s Hill because those signals are interconnected and coordinated. Other things that are in the traffic study that your consultants will weigh in on at the westbound on/off ramp opposite the Sinclair gas station there, we identified some peak hour queues and concerns. It doesn’t look like it meets, warrants for signalization however, it’ll have to keep it monitored although we did provide accident data and DOT will give us direction on that together with the town. The other item which part of the DOT requirements, in looking at the access opposite the parkway ramp at the signal was to look at the queues and we looked at morning, afternoon and Saturday traffic conditions. In the afternoon there’s times where the queue extends back up to the parkway so part of our permit with DOT will have to address that in terms of the signal upgrades including some additional pedestrian signals along our frontage, some sidewalk and possibly some work on widening there to get additional stacking distance. We did look at the position of the access relative to the parkway underpass. As you know, the roadway narrows down from five lanes to four lanes due to the parkway so at this intersection left turns into the site that would be traffic coming from the east, would not be permitted and they would have to come to the signal at Jacob’s and Parkway Drive to access the site. Those were the early discussions with DOT. Their input as we go through the process I’m sure will be additional items that have to be addressed.

Mr. Thomas Bianchi asked did I understand you saying that you’re looking at a possibility of another traffic near the Sinclair station?

Mr. Philipp Grealy responded so in terms of…

Mr. Thomas Bianchi stated because there’s already within that space of a thousand feet there’s probably four lights there now.

Mr. Philip Grealy stated so what our study found that it didn’t satisfy warrants for a signal at this time but part of our study we included – there was a list of about 14 projects in between those in Cortlandt, Peekskill, and Yorktown that we had to include traffic for and over time that traffic will increase. So part of what we came up with was to monitor because coming off that ramp making a left turn is difficult in peak hours but right now it doesn’t warrant the signal. It’s something that will have to continue to be monitored.

Mr. Thomas Bianchi asked this is the ramp across the street from the property? 

Mr. Philip Grealy responded the ramp across the street from our property currently has the signal. That signal exists. That’s the eastbound off ramp. That will have to be replaced by us because of the construction and the alignment of our driveway so you don’t have the offset. The location where the potential future signal would be, which is what your concern is, is near Sinclair. 

Mr. Thomas Bianchi asked and that’s going to be the ramp going on the Bear Mountain. There’s another ramp entrance there going I guess it’s west.

Mr. Philip Grealy responded that’s to go westbound, yes. 

Mr. Robert Foley asked can you describe Sinclair? You’re talking about the Getty gas station?

Mr. Philip Grealy responded it used to be Getty, next to what used to be Popeye’s I think it was, the bar restaurant, that’s Sinclair gas now.

Mr. Robert Foley asked when you said going -- you mean going westbound? You can’t make a left turn onto your proposed site. You would have to go to Parkway Drive, the light, make the left there, come around the little island and then come in the back way from Parkway Drive to enter your site.

Mr. Philip Grealy responded that’s correct.

Mr. Robert Foley stated it’s a very problematic intersection, as we all know. We’ve lived there for many years. The other thing I’m curious about with DOT, you said you conferred Mike and everything, future because there have been plans about the Route 6 corridor and the DOT and the three towns and the counties have looked at years ago. What about the proposal of the improvement of that intersection where the Bear Mountain Parkway bridge goes over? How is this going to affect your…

Mr. Philip Grealy responded as part of discussions with DOT indicated is they have no money, because we asked about improvements and things that were going on. There were some areas of right-of-way. If you look at the plan to the easterly portion of the property, we don’t go right up to where the existing roadway is. There’s additional land there. In terms of that’s not our property. It’s either part of DOT right-of-way or an easement area. If that bridge was replaced and the road was widened and that five lane section was continued we would be set back far enough to allow that. Because what happens it goes from five to four and just as you pass our site, it opens back up to five as you’re approaching our property. 

Mr. Robert Foley stated it’s just that years ago with the sustainable development task force that I served on, there was an elaborate plan with all kinds of – to improve that intersection. 

Mr. Philip Grealy stated that may still come back but the DOT said to us “we have no money.”

Mr. Michael Preziosi stated just to elaborate further with the town’s consultant, our traffic consultant AKRF, was also heavily involved with the review of the Cortlandt Crossing site development and improvements along the corridor which would be coordinated with this project, and I also believe with the Cortlandt Crossing project. There was a post traffic implementation study that was supposed to be prepared and monitored the interchanges with the Bear Mountain Parkway at both this off ramp and on ramp as we were just discussing. With their review, they’ll obviously coordinate with Mr. Grealy to make sure that everything’s coincides with each other and evaluates both improvements.

Mr. Philip Grealy stated the one thing I forgot to mention was at the Parkway Drive intersection DOT indicated that the adaptive, of course, would be that we would be responsible so we’d cover both of those. I think we actually did the design of the signal at Jacob’s and Parkway back in 2003 I think we designed that signal. That was when it was realigned to line up with Jacob’s Hill. 

Mr. Robert Foley asked did you say that there’s a possibility that coming off eastbound ramp down across from your site, that that lane could be made two lanes? I think it’s partially two lanes when you get near the light but…

Mr. Philip Grealy responded so what happens right now is there’s a left and a right turn lane as you hit Route 6, intersects at Route 6. As you go up the ramp, it narrows down very quickly. So what happens is you end up queuing back onto the parkway.

Mr. Robert Foley stated so there’s a possibility with DOT that they could make a two lane right from the beginning of the exit off the Bear Mountain Parkway.

Mr. Philip Grealy responded correct.

Mr. Robert Foley stated make better queues and make it easier…

Mr. Philip Grealy stated most of the traffic coming off that ramp makes a left turn but in an ideal case you would almost want to have a double left coming off the ramp. They’ll guide us on that.

Mr. Thomas Bianchi asked will we have an analysis from our traffic consultant for the next meeting?

Mr. Michael Preziosi responded yes. As was stated at the beginning of the presentation, I was just kind of thumbing through it real fast to see if I could help with a better site plan. There’s a complete traffic impact study that was prepared and it will be reviewed by AKRF.

Mr. Thomas Bianchi asked and they’ll review it with us at the next meeting?

Mr. Michael Preziosi responded and with comments back to both the applicant and the board in advance of the June meeting.

Mr. Thomas Bianchi asked any other questions regarding the traffic plan? I just have, I don’t know if it’s a question for you Mr. Grealy but I find it interesting that there’s a crosswalk located across Route 6, just west of that. That’s an aggressive crosswalk if you want to try to run across it and then you have lights in the middle of it on both sides…

Mr. Philip Grealy responded so one of the criteria that DOT, and that’s why it’s shown on the plan, was when we replace the traffic signal they may require us to put pedestrian crossings on each light. Right now there is a ped crossing across the ramp but there’s not one crossing Route 6. The logical place really is over near Jacob’s Plaza is.

Mr. Thomas Bianchi asked I was just going to say, why is it over there, because I don’t know what’s on the other side other than the Sinclair station further down?
Mr. Philip Grealy responded again, that’s probably part of the final design but when we met with them they said: “make sure you provide accommodations for pedestrians crossing Route 6.” 

Mr. Robert Foley asked are there sidewalks?

Mr. Philip Grealy responded along our frontage we have to have sidewalks. There is a sidewalk on the ramp side today and there’s pedestrian signals on either side of the ramp currently. 

Mr. Robert Foley asked so the sidewalk goes under the Bear Mountain overpass?

Mr. Philip Grealy responded on the north side of, yes…

Mr. Robert Foley stated I don’t walk it. It’s kind of dangerous so I’m just wondering.

Mr. George Kimmerling asked just a quick question. On the sidewalk issue, if I’m looking at the sheet 130, I don’t see where the sidewalks area around the perimeter of the property. I see a little bit of a sidewalk leading to that proposed crossing space but not fully around.

Mr. Philip Grealy responded we may have to provide them for the full frontage. That’s as we go through the process. The initial discussion with them was to provide the crossing a way for people to get across and over to the other side of Route 6. They may require us to put it on all four lights and sidewalks on the entire frontage.

Mr. George Kimmerling asked but the current site plan does not include them except for the images that…
Mr. Philip Grealy responded just that piece.

Mr. Christopher Lapine stated with regards to the sidewalk comments we just received has requested the applicant to extend the sidewalk along the frontage of Route 6 and up to the access drive on Parkway.

Mr. Robert Foley asked also to Parkway Drive right?

Mr. Christopher Lapine responded yes.

Mr. George Kimmerling asked but not on the Parkway Drive side?

Mr. Robert Foley stated it should be.

Mr. George Kimmerling asked a sidewalk along Parkway Drive or just along 6?

Mr. Christopher Lapine responded we were asked to extend it along Route 6 and then up to our access point on Parkway Drive. 

Mr. Thomas Bianchi stated thank you. 

Mr. Philip Grealy stated thank you.
Mr. Jeff Rothfeder asked we’re going to schedule a site visit right?

Mr. Thomas Bianchi responded yes.

Mr. Michael Cunningham stated since it’s not a public hearing, we don’t allow comments from someone who is not the applicant or its representative.

Mr. [unidentified] asked [inaudible] will be scheduled?

Mr. Michael Cunningham responded a public hearing will be scheduled in the future. The next step’s a site visit and then after that it would be a public hearing. So it won’t be at the next meeting either.

Mr. [unidentified] asked so there’s no public comment tonight for the residents here about the project?

Mr. Michael Cunningham responded you can submit a letter anytime you want but there’s no public comment at the microphone tonight.

Mr. Thomas Bianchi stated it’s not a public hearing tonight. There will be one scheduled and you’ll be advised.

Mr. Robert Foley stated if you want more detail, you can’t get from the screen, the extensive plan from the Planning office or the Engineering office.

Mr. Michael Preziosi stated any resident that’s concerned with this application can stop by at the Department of Technical Services or the Planning office to look at the plans. You can submit written correspondence. You can submit email correspondence to either myself or Chris Kehoe our Planner. As the board had indicated and our attorney had indicated there will be a public hearing scheduled in the near future. Notices will go out and the orange sign will go back up along the property indicating when the public hearing has been scheduled. 

Mr. [unidentified] asked was a determination made?
Mr. Michael Cunningham responded not yet.

Mr. Christopher Lapine stated so I just wanted to give you a rundown of the elevations that were provided at the request of the town. We provided all four sides of it. The front side of it would have a field stone along the bottom wall of it and along the entryway. There would be hardy board siding along the front and hardy board shingles. There is decorative molding beneath the roof line and beneath each of the windows. There would be metal roofs overlooking the doorway and on the dormers on each side of the building as shown. The fieldstone would extend along each of the sides of the building. The rear of the building would consist of a hardy board siding along the entire length of it and also will continue with the decorative trim along the – beneath the roof of it.

Mr. Robert Foley asked I have another question. The scope of this project on Route 6 in comparison to the Gas Land project that we approved in Buchanan on 9A: similar or this is much bigger?

Mr. Christopher Lapine responded this is probably about 500 square foot bigger. That one I think was around 2,000 square feet.

Mr. Robert Foley asked including where the gas pumps will be and everything?

Mr. Christopher Lapine responded yes.

Mr. Thomas Bianchi asked any other material you’d like to present?

Mr. Christopher Lapine responded I just want to review all our information we submitted to the town.

Mr. Thomas Bianchi stated we will be scheduling a site visit at this time for the 2nd. Jeff?

Mr. Jeff Rothfeder stated I move that we refer this back to staff and set a site visit for June 2nd. 

Seconded.

Mr. Robert Foley asked so Chris will let us know whether this will be the first one at 9:00 a.m. on Sunday?

Mr. Michael Preziosi responded yes, site visits will be set for June 2nd at 9:00 a.m. and there’s going to be a few of the board will be contemplating. They’ll start around 9:00 a.m. and Chris will email the board as to the order, but if you’d like to set it yourself tonight you can do so as well if you want this to be the first one.

Mr. Robert Foley stated the other one is down in the Teatown area. I don’t know. It’s up to the Chair.

Mr. Thomas Bianchi asked which goes first you mean?

Mr. Robert Foley responded yes.

Mr. Thomas Bianchi stated I don’t know. They’re both different areas. I don’t know if it really matters. 

Mr. George Kimmerling stated the time will be set and made public. 

Mr. Thomas Bianchi stated there’ll be a notice issued and the public is invited to our site visits. 

Mr. Robert Foley asked do they get notices on site visits or no they don’t?

Mr. Michael Preziosi responded no, not on site visits. 

Mr. George Kimmerling stated but it will be on the town website.

Mr. Michael Preziosi stated we technically don’t post on it but we can for this site visit. 

With all in favor saying "aye". 
PB 2018-23 d.
Application of Mahlab Family Realty, LLC for Preliminary Plat approval and for Wetland, Steep Slope and Tree Removal permits for a proposed 3 lot major subdivision of an approximately 25 acre parcel of property located on the south side of Teatown Road, approximately 5,000 feet east of Quaker Ridge Road, as shown on a 3 page set of drawings entitled “Preliminary Plat” latest revision dated November 14, 2018 and on a 2 page set of drawings entitled “Existing Tree Survey” latest revision dated April 8, 2019 both prepared by Ralph G. Mastromonaco, P.E.

Mr. Ralph Mastromonaco stated I guess I’m here because we had been asked to do a tree study. We submitted that and I believe the next step would be – well if you have any comments on that but the next step would be to have a site walk and I’m actually hoping that at the same time you might want to start looking into setting a public hearing. We have to see of any comments or anything like that. But if it’s possible we could set a public hearing next meeting. 
Mr. Thomas Bianchi stated we received the tree survey and I assume that’s being looked at by our staff right now.

Mr. Michael Preziosi responded it is. 

Mr. Thomas Bianchi asked do we have an appropriate time to do a site visit on this?

Mr. Michael Preziosi responded yes, you can schedule a site inspection.

Mr. Thomas Bianchi stated we’ll be doing that. Any comments or discussion from board members on this?
Mr. Robert Foley asked real quick, I know we’ll get the notice and the map from Chris, but real quick in relation to the dam or where is this, your site?

Mr. Ralph Mastromonaco responded to the Croton Dam?

Mr. Robert Foley asked way up Teatown?

Mr. Ralph Mastromonaco stated I would say it’s about, starting from the west, two thirds into Teatown Road. 

Mr. Robert Foley asked so if you came down Teatown Road from where Teatown is, it’s north…

Mr. Ralph Mastromonaco responded I may give you the wrong answer. You might have to use your GPS.

Mr. Michael Preziosi stated we’ll send you the instructions, directions.

Mr. Ralph Mastromonaco stated there’ll be sign out there. There should be a sign and you should see some people hanging around. 

Mr. Robert Foley stated first I have to get near it, close proximity.

Mr. George Kimmerling asked Mike, I assume it’s too early for the CAC to have gotten any information on this yet?

Mr. Michael Preziosi responded yes it has. The tree – the CAC is not answering your questions, yes it’s too early. CAC will be referred the application for comment. All the tree inventory and the wetlands inventory has been completed. Town staff had reviewed the previous application and the previous plan set. I believe Mr. Mastromonaco has addressed most of those comments and it’s really up to the board to perform the next step, will be the site inspection. 
Mr. George Kimmerling stated thank you.

Mr. Jeff Rothfeder stated Mr. Chair I move that we refer this back and we set a site inspection for June 2nd. 

Seconded with all in favor saying "aye". 

Mr. Ralph Mastromonaco stated thanks very much. Good night.

PB 2017-25 e. Application of Lu Lu Properties, NY for Site Development Plan approval for an office and parking lot for a livery cab service on an approximately 41,376 sq. ft. parcel of property located on the north side of Travis Avenue, west of Albany Post Road (Route 9A), as shown on a drawing entitled “Proposed Site Plan” prepared by John A. Lentini, R.A. latest revision dated February 19, 2019.

Mr. Thomas Bianchi stated good evening.
Mr. John Lentini stated good evening Mr. Chairman, members of the board. We’ve made several changes to the application since our first application in 2017. In response to meeting with staff and other members, in response to the letters that were sent, we’ve reduced the amount that we’re requesting of parking area from 31 to 20 cars. We reduced the size of the building from two stories to one story for the basement. We changed the orientation of the parking of the front spaces that had originally 10 or 15 spaces on the leg to only four spaces so that we can move a fence back and allow planting now on our property between the sidewalk, which is the subject of a capital improvement that Cortlandt’s working on at the moment. We were asked to demonstrate that we could make this work in terms of our septic system. In December we conducted tests of the soil and we discovered that the forward half of the property, the CC zone forward almost entirely is inundated with water and bedrock. In fact, it’s pretty level and rock is only four feet deep and the water in one hole was within 17 inches of the surface. It would not even permit filling above it as the Health Department would allow. If we hit water at 30 inches we’d be allowed to add fill but this pretty much condemned the CC portion of the site. We went to the top portion of the site which is an elevation of approximately six feet higher and we hit ground water five feet below the ground; one was six feet and one was – we had also hit bedrock at around seven feet or six feet. In any event, that area would permit a septic system. We’d have to add fill so that we are providing the surface of seven feet above either the water or the bedrock. The interpretation of the Code Enforcement said that we needed a variance to be able to put the septic system in this part so we were seeking to get referred to the variance board but we were referred back to this board instead. We’re at your mercy to what we’re going to do from this point.

Mr. Thomas Bianchi stated the variance has to go to the Zoning Board of Appeals. 

Mr. John Lentini stated it has to go for at least the decision because I don’t agree with the interpretation of the Code Enforcement. There’s another section of the code that says – section 307-14 line F saying that you’re permitted to put a septic system anywhere as long as it’s on the lot serving the principle use of the lot and it goes on to say it doesn’t even have to be in the same zone. The reason for denying that was that it was the use and there’s a difference between a commercial septic system but there isn’t in this case. This is going to be a residential type septic system. It’s very small. Based on the amount of people it would hardly be as large as you would have for a two bedroom house. 

Mr. Thomas Bianchi stated this is another application where we’re looking for Code Enforcement to advise us on, is that correct?

Mr. Michael Preziosi responded yes. As Mr. Lentini was explaining, there’s a caveat to the town’s ordinance that states when there’s a split zone that the use and that includes all uses related to the proposed development has to be located within the zone in which it’s representing. So in this case it’s a CC zone and an R-15 zone so he’s proposing a commercial development so all aspects of the commercial use of the site has to be located entirely within the CC zone. And Mr. Lentini has asked for a determination from the Code Enforcement Officer which he has received which is a negative determination which would require Mr. Lentini and the applicant to make a formal application to the Zoning Board of Appeals for interpretation.

Mr. Thomas Bianchi stated I guess there’s not much to discuss until we obtain that information and that letter.

Mr. John Lentini stated not much more I could design also. We’ve also eliminated a curb cut in consideration of the capital improvement but then I could imagine the Fire Department might want the second curb cut for circulation. We’ve done things that we have done the best we could to get down to a point that we can’t go down too much further. I haven’t, by the way, talked to Code Enforcement about this section of the code. It never came up before. But I just happened to find it as I’m sitting here: 307-14. It pretty clearly states that a septic systems can be in any zone and it could be – as long as it’s on the same lot. We have to pump as it is, pump up to the residential portion but I stress, there’s no part of this improvement that’s going in the residential part. Everything is staying in the CC zone. The rest will be trees, grass and the septic system.
Mr. Michael Preziosi stated Mr. Lentini was able to find a rendering and email it over to the town staff in February. I don’t know if this as close I could find for now. 

Mr. John Lentini stated that’s the one we’re proposing, the very cursory plan. There’s no details on it I know. 

Mr. Thomas Bianchi stated I know we talked about the use, the type of livery cab service that is being proposed here. Is it general livery cab use for somebody calls up and asks for a ride or is it more of a Medicare?

Mr. John Lentini responded mostly all medical. 

Mr. Thomas Bianchi asked medical transportation for patients?

Mr. John Lentini responded one comment said that he doesn’t serve the area primarily, exclusively but a large part of his business goes to the Veteran’s Hospital. He does medical calls mostly. It’s not people just hailing a cab on the street. They’re all pre-arranged. They’re all scheduled in advance. It’s mostly involved with that. Notwithstanding he might pick up a straggler or he has a regular airport call but most of it is medical; people who are entitled to transportation.

Mr. Robert Foley asked are all of them sedan? I think I asked the applicant a few months ago. Are any of them ambulettes or vans?

Mr. John Lentini responded no, all sedans. In fact, he would prefer they’re all unmarked but he can’t operate in Peekskill without marking so most of his cars are unmarked but any calls that go into Peekskill has to be a marking. I believe that what’s the rule is.

Mr. Robert Foley asked there’s no vans or ambulettes, backup sound, you know beepings constantly?

Mr. John Lentini responded no. he has a couple of those special interest cars of his own. I’m not sure if he leases them out but I’m sure he would is somebody would pay but that’s what we’ll wind up putting in the building. Another reference came up, why do we need a basement on our one-story building but he wants two parking spaces underneath his office for his special cars.

Mr. Robert Foley stated I asked about that because you mentioned the Veteran’s Hospital, some of the veterans in wheelchairs have to use the little minivan.

Mr. John Lentini stated he doesn’t have those.

Mr. Robert Foley stated Para Transit, whatever it’s called.

Mr. John Lentini stated I don’t believe he has them. I think he addressed this the one time he was here but that’s not what we’re proposing. All of these are automobile spaces we’re proposing.

Mr. George Kimmerling stated I don’t really understand what special interest vehicles are? Could you shed some light on what…

Mr. John Lentini responded an old Rolls Royce or something like that. I never asked him but it might be an old limousine.

Mr. George Kimmerling asked those are in service for the livery business or those are his personal cars that he wants to store there?

Mr. John Lentini responded when you’re in the transportation business anything that could become commercial but I believe they’re mostly for his personal use. 

Mr. Robert Foley stated because he mentioned that at a previous meeting I believe.

Mr. John Lentini stated I believe now his business is all over the place and he rents spaces in all these different places and it was his life’s dream to put everything in one space. And when he purchased the property, he did consult with somebody who pointed out that it was an allowed use in the Cortlandt zone without going into all the difficulties. We have a number of other difficulties. The storm drainage is going to be a big one, that it became harder with what we just discovered. These are things we’d have to provide to the board. We’d like to get at least some consensus that we’re close to the use, public hearing, and then perhaps a contingency that any approval you would give would be contingent on us getting these other things resolved. 
Mr. Robert Foley asked and there wouldn’t be any servicing of the vehicles there?

Mr. John Lentini responded no servicing of the vehicles whatsoever. They’re all brand new cars…

Mr. Robert Foley asked or his personal cars?

Mr. John Lentini responded that’s not what his intentions are. 

Mr. Thomas Bianchi asked so the 20 parking spaces that are shown on the plan are all for these vehicles?

Mr. John Lentini responded all for his act now…

Mr. Thomas Bianchi asked and for his employees I guess he must have several people that will be…

Mr. John Lentini stated right now some of his employees take the cars home, but how it is optimally is that they would bring their car there, take the cab and park their car there.

Mr. Thomas Bianchi stated their personal car there and then use the livery car.

Mr. John Lentini responded yes.

Mr. Thomas Bianchi asked and the facility that you’re proposing, the 1,540 square foot facility is just an office area for receiving calls…

Mr. John Lentini responded there’s a medical building, interviews of drivers. At the end of the day they might have to cash out or bring in their timesheets. I can imagine what would go in there. I worked many years ago, I drove a cab myself and we had a little office. At the end of the day, at the end of the sift, everybody was jamming in trying to get their paperwork done and get settled with the boss and get out. 

Mr. Thomas Bianchi stated okay. Any other questions at this time?

Mr. Peter Daly stated Mr. Chair I move that we refer this back to staff to put it in Code Enforcement’s lap.

Seconded with all in favor saying "aye". 

Mr. John Lentini stated thank you for your time.

Mr. Thomas Bianchi stated thank you. Good night.

*



*



*
NEW BUSINESS 

PB 2019-9  a.
Application of New York Presbyterian Hudson Valley Hospital Center for Amended Site Development Plan approval for the installation of a 408 sq. ft. temporary trailer to house an MRI unit while one of the existing MRI units in the hospital is upgraded for property located at 1980 Crompond Road as shown on a 3 page set of drawings entitled “Site Plan” prepared by Jeffrey H. Berman, R.A. latest revision dated March 20, 2019 (See prior PB 23-04)

Mr. Thomas Bianchi stated good evening.
Mr. Sawyer stated good evening. 

Mr. Thomas Bianchi asked could you please just identify yourself.

Mr. Zach Sawyer introduced himself and stated project manager for Hudson Valley Hospital. We’ve got Emil Dazier with Jeffrey Berman Architecture. Tom Breglia, Corporate Director from New York Presbyterian and Omar Tejeda, project management as well. 

Mr. Thomas Bianchi asked would like to discuss – give us a brief…

Mr. Zach Sawyer stated we are here today because we are installing a temporary MRI trailer or we would like to install a temporary MRI trailer. We have to do a project for the facility to upgrade one of their existing MRI trailers and as to continue to service the area we need to install a temporary trailer so that we can continue to serve the community, keep two MRIs active. Once the upgraded MRI’s in place, the temporary trailer and the temporary structure will be removed. 

Mr. Thomas Bianchi asked and this is being proposed as shown on the screen there, in that area?

Mr. Zach Sawyer responded correct. That’s adjacent to the hospital in between the medical office building and the hospital.

Mr. Thomas Bianchi asked does this affect any parking spaces?

Mr. Zach Sawyer responded it does not.

Mr. Robert Foley asked does it affect any pedestrian access going into the wound center?

Mr. Zach Sawyer responded it will, however, we’re still providing that access when we’re completed with construction. The door will just be moved out. It will still provide that same access in the existing wound care center but the door will be moved out 20-30 feet.

Mr. Robert Foley stated but then if a person was walking from the parking garage or the infusion center next to it they have to go on to the parking area macadam or is there a continuous sidewalk, will there be? It’s a busy area, that’s why I ask. Talk about safe pedestrian access from one building…

Mr. Zach Sawyer responded the existing pedestrian access actually doesn’t go through that way. There is a sidewalk through there around the medical office building but the actual parking, or actual egress from the garage as shown on the site plan, it’s not one of these three images, it’s on the actual site plan drawings – do you guys have…

Mr. Michael Preziosi stated unfortunately I don’t have that site plan able to be loaded up.

Mr. Zach Sawyer stated it’s G100 in your attachments.

Mr. Robert Foley stated you’re very familiar with the site. If you’re coming from the parking garage because of the parking problems you have there, also many other locations, rather than having to walk in the parking lots, which happens sometimes, there would be a continuum of the sidewalk, correct? You’re not taking the sidewalk away?

Mr. Zach Sawyer responded yes, you can actually see right there. The trailer would not extend out to where the walkway is.

Mr. Robert Foley asked will the trailer be up against the wall of the other building?

Mr. Zach Sawyer responded no sir. We have to maintain access for fire egress from the door in the back area.

Mr. Michael Preziosi stated it should be noted that the hospital and the applicant has contacted our Code Enforcement Officer and our Fire Inspector and they have been working in regards to emergency egress and pathways to the MRI. I believe the applicant is proposing to access the MRI suite from interior of the building as opposed to exterior to the site. So they’ll be putting in a temporary structure as well to access the trailer. 

Mr. Robert Foley stated when I’m looking up there, your trailer is blocking the sidewalk and the person would have to go into the handicap because it’s a handicap lane, to walk. That’s what I’m asking.

Mr. Zach Sawyer responded the actual access to the parking garage?

Mr. Robert Foley asked or from any place. From the infusion center next door which is the building on the right, the medical office building.

Mr. Zach Sawyer stated if they were in the medical office building…

Mr. Robert Foley stated they want to come over to the wound center…

Mr. Zach Sawyer responded there is a continuous pathway.

Mr. Robert Foley asked so the trailer is not up against the wall. There’s a sidewalk – the existing sidewalk remains behind the trailer.

Mr. Zach Sawyer responded correct.

Mr. Robert Foley asked would the trailer, I know it’s a temporary thing, would it be any more noise?

Mr. Zach Sawyer responded there would be some noise associated with the trailer in the middle of the hospital’s campus.

Mr. Robert Foley asked would that affect our issues sometimes with Conklin Park which is a little further away but…

Mr. Michael Preziosi responded any temporary or permanent structure within the site has to be compliant with the town’s noise ordinance. If in the event they would not be compliant, Office of Code Enforcement would able to issue a notice of violation and then the hospital would have to take appropriate action. But we would get all that information as part of the building permit review to make sure that the HVAC equipment associated with the trailer, any electrical amounts, etc, would be in compliance with the town’s noise ordinance.
Mr. Jeff Rothfeder asked how long do you think the trailer will be up?

Mr. Zach Sawyer responded we’re currently planning about a year. By the time we get this installed, get it approved by the town, the Department of Health, do our work within the building and then get that approved as well.

Mr. Jeff Rothfeder asked so that’s a year from approval?

Mr. Zach Sawyer responded yes.

Mr. Michael Preziosi stated and the board would be contemplating an approval for a temporary use. The resolution would be worded so that within 30 days of the MRIs being renovated and reopened that temporary trailer would need to be removed from the site. 

Mr. Jeff Rothfeder stated and we should probably put a time limit before they have to come back through the board and say what’s going on. Like if it’s more than a year they should have to come back…

Mr. Michael Preziosi stated we can do that as well.

Mr. Thomas Bianchi asked any other questions, comments?

Mr. Robert Foley stated I make a motion that we have a resolution for June.

Seconded with all in favor saying "aye". 

Mr. Thomas Bianchi stated good night. 

Mr. Zach Sawyer stated thank you gentlemen.

Mr. Michael Preziosi stated in the interim, gentlemen, continue working with the Code Enforcement office to finalize the building permit process and also the emergency access and easements and agreements for egress.
PB 2019-10 b.
Application of Dwayne Reith, for the property of Worth Properties, LLC for Site Development Plan approval for boat building and repair located at 301 6th Street as shown on a 2 page set of drawings entitled “Site Development Plan for Custom Marine” prepared by Cronin Engineering, P.E., P.C. dated April 26, 2019 (see prior PB 1-15)

Mr. Thomas Bianchi stated good evening.
Mr. Keith Staudohar stated good evening Keith Staudohar, Cronin Engineering. We’re representing the applicant Dwayne Reith who’s here with us tonight. You may recall this site has, I don’t know if it’s a current site plan or not, but we had a site plan for the Montauk Student Transport LLC to park in the range of 90 buses on this site, to pave two-level parking area. It was quite an intense site plan. Mr. Reith here is in contract to purchase this property and the proposal is to utilize this site for boat building and boat repair. It’s a far less intensive use of this site. We’re not planning on paving any asphalt on the site. It’s pretty straightforward. We feel that the board’s been familiar with the site. We’re hoping you can waive a site walk on this so we can move this to the next level. We’d be glad to entertain any questions. We’re looking to park anywhere from 18 to 20 boats on the property. There will be a crane on the property to take boats out of the water and put them on a dry dock. We’d be utilizing the existing buildings on site for the office and storage and equipment storage. It’s a pretty low intensive use of the property. We believe that the definition of the use of this site is consistent with the requirements of the MD zoning district. We meet that part of the code as well.

Mr. Thomas Bianchi asked when you say repaired, you mean physical repair of the boat itself and the motor?

Mr. Keith Staudohar responded I’m going to differ to Dwayne Reith who’s here and he can answer those questions.

Mr. Dwayne Reith responded that’s correct sir.

Mr. Thomas Bianchi asked and where do you do it right now for that matter?

Mr. Dwayne Reith responded it will be high-end boat repair more or less new late model stuff. We deal with a lot of refurbishing, repowering and stuff like that. 
Mr. Thomas Bianchi asked is it being done right now at another location? What’s the reason for you to…

Mr. Dwayne Reith responded I’m looking to expand because I work out of Liberty Landing Marina in New Jersey City. I live in Dobbs Ferry and this property became available. It’s my dream to have my own place, my own shop. Be able to have three employees. It’s a small business that I’m really looking to promote.

Mr. Thomas Bianchi asked and you’ll be bringing boats onto that land, that area, either by towing them…

Mr. Dwayne Reith responded that’s correct, either trailer or by water.

Mr. Thomas Bianchi asked and then there’ll be a dry dock there I guess so you can do what you have to do?

Mr. Dwayne Reith responded that’s correct.

Mr. Thomas Bianchi asked what’s the crane for?

Mr. Dwayne Reith responded it’s for removing the boats from the water, because they both come from water and they come from land.

Mr. Robert Foley asked how big is the crane?

Mr. Dwayne Reith responded the footprint of the crane is a 20 x 20 footprint pad and it’s not permanent. It’s just on an oak mat so it’s more or less can be moved. 

Mr. Robert Foley asked it’s stored back on the property?

Mr. Dwayne Reith responded it’s stored back, probably 20-30 feet from the bulk head, we’re going to say from the high tide mark.

Mr. Robert Foley asked when we went to site visits there on the other application, is there a public access along the river there? I know there’s some rusted old wharfs and things. 

Mr. Keith Staudohar responded there’s no public access. The property goes out into the river actually.

Mr. Robert Foley asked people from the area don’t go walking there?

Mr. Keith Staudohar responded well if they do we don’t know about it, but it’s private property at this point. 

Mr. Dwayne Reith stated down 8th Street, eventually – there’s no gate there but I would put a gate because people just walk down 8th Street to the waterfront: kids, stuff like that. 

Mr. Michael Preziosi stated if you look at the top of the page to the right is 8th Street.

Mr. Thomas Bianchi asked what roads will the boats and the trailers be taking?

Mr. Dwayne Reith responded only in front of the shop and they will be going down 6th Street.

Mr. Robert Foley asked so 6th Street goes all the way through. At 7th Street, that dead end where the old Sunoco gate is…

Mr. Dwayne Reith responded that’s correct, but 8th Street goes all the way through also, but that’s very rural and we’re not doing anything over there yet. 

Mr. Jeff Rothfeder asked and about how many boats do you expect come in by land as opposed to the water?

Mr. Dwayne Reith responded probably 50% of the boats will be land, 50% will be water.

Mr. Jeff Rothfeder asked and how many boats do you expect to have on the property at any given time?

Mr. Dwayne Reith responded at any given time, 20 or 30. Not a lot.

Mr. Jeff Rothfeder asked and they stay about how long?

Mr. Dwayne Reith responded roughly a month, a couple of weeks, a couple of months, all depending on their severity of repair. 

Mr. Robert Foley asked the ones that come in by land on tractor trailer, flat beds?

Mr. Dwayne Reith responded no, nothing big like that. It would just be on their own trailer. You know what I’m saying? A double-axle or triple-axle trailer that would be towed by a quiet pickup truck, not a big tractor trailer breaking up the roads.

Mr. Robert Foley asked no Carnival Cruise line boats?

Mr. Dwayne Reith responded no.

Mr. George Kimmerling asked could you give us a sense of the scale of some of the boats in terms of footage?

Mr. Dwayne Reith responded they would be roughly anywhere from 20 feet to 40 feet and they would be on trailers or coming from the water.

Mr. George Kimmerling asked and do you provide winter storage as well?

Mr. Dwayne Reith responded we do some winter storage and basically we get rental boats from fleets and we refurb. them. I’ll have a contract that I always have a good supply of late model boats. They’re not going to be jumped – in other words I’m not a boat junkyard. I’m a high end newer stuff. You don’t make any money with that.
Mr. George Kimmerling asked can you just walk me through how the boats, obviously I get how they would come in on 6th Street on trailer, but how do the boats – they also can pull up on the river…

Mr. Dwayne Reith responded so they would pull up, as you see there’s two dolphins, so they would pull up alongside there and the crane would just swing and reach over in these slings that go right underneath the boat and pick it up, turn it, and put it on one of our yard trailers to pull it around.

Mr. George Kimmerling asked and pardon me for not knowing anything about boats, so someone drives the boat up and then where do they get out before the crane hits them?

Mr. Dwayne Reith responded there’s a walkway in between those two dolphins. So they pull up there. They walk off the boat and then two of the guys would rig it and get it ready to be pulled out and put on one of our yard trailers.

Mr. George Kimmerling asked does this require marking the river at all?

Mr. Dwayne Reith responded nothing with interference with the travel with the channel or anything like that. No aids to navigation, although we would have lights just for safety, set up out there because the dolphins aren’t lit and we wouldn’t want anybody with a jet ski or a boat running into them. We would have a flasher north end and a flasher on the south end because there’s nothing now and at nighttime someone can run into it. 

Mr. George Kimmerling asked I don’t know when the last time that was actually used as an active dock or used for shipping or boat traffic, but I assume that the river is deep enough.

Mr. Dwayne Reith responded that’s correct. The river is deep enough. My engineer took soundings and stuff so we have that report.

Mr. Robert Foley asked and the condition of the catwalk, is that the one that’s the old rusted metal?

Mr. Dwayne Reith responded yes, it’s still the old rusted metal one but the engineer, he checked the pilings and the structural integrity. If everything goes forward we’re just going to replace the decking so it’s strong because the bones, the pilings are good, but like you say, that rusted metal is rusted through so it has to be redone. 
Mr. Robert Foley asked and would that perimeter be fenced? I can’t remember from our other site visit there was an old fence and vine along the river part from the property. In other words, is there any measures to keep it private…

Mr. Dwayne Reith responded that’s what we were saying is that we would put, on 8th Street we would put a gate going down to keep anyone from getting down to the waterfront, correct.

Mr. Thomas Bianchi asked as I recall from the previous case on this parcel, is this a critical environmental area?

Mr. Michael Preziosi responded yes.

Mr. Thomas Bianchi asked therefore what insurances do we have that when you do maintenance on the boat, especially the motors, there’s not going to be material: oils, gasoline…

Mr. Dwayne Reith responded compared to a bus…

Mr. Thomas Bianchi asked spilled on the land. How are we going to handle that?

Mr. Dwayne Reith responded compared to a bus, where when it rains, the engines get wet and the water runs off putting oils and gas and fuel contaminants, coolant into the ground. The boats all have their engines contained inside the hull and the hulls have drain plugs so if anything was to happen it would be contained inside the boat and we check them, and then we have a fuel transfer pump that we put the waste into the tank. Two of my guys are hazmat certified so they’re good with retrieving any oil or anything like that would go into the environment. We the safety manager to take care of that. 

Mr. Thomas Bianchi asked so no outdoor motors that are serviced here?

Mr. Dwayne Reith responded there could be some outdoor motors but they go into a special contaminant drum that doesn’t circulate any of the water going into the ground. 

Mr. Thomas Bianchi asked they remove it from the boat before they’re serviced?

Mr. Dwayne Reith responded no they stay on the boat and the drum goes underneath and the engine gets lowered in it. So it keeps the same water and the water stays in that drum for each engine.

Mr. Thomas Bianchi asked so it’s always partially...

Mr. Dwayne Reith responded when it’s changed it goes into a waste tank that’s picked up from Envirowaste along with the oils and fuels and coolants.

Mr. Thomas Bianchi stated I guess I’d like to see how you’re going to handle all of that on your – I don’t have a comfortable feeling that we’re not going to harm the environment if you want to call it that with maintenance that’s going to go on. The other question I had was the 100 foot, 25 foot landscape – well it’s a 100 feet. Can they operate within that 100 feet of the river?

Mr. Michael Preziosi responded there’s a couple of different aspects. There’s the local zoning ordinances and wetland ordinances pertaining to a 100 foot buffer from the Hudson River. So typically, if there’s a proposed disturbance within that buffer area we look for mitigation measures to be installed and contemplated such as water quality treatment, plantings, etc. We’re also contending with the flood plane through here, modifications to the existing building. As you were mentioning before, the site plan would have to be revised to show fuel storage on site, where waste products are going to be transferred to and all the proper controls in order to make sure that nothing leeches into the ground.

Mr. Thomas Bianchi asked this is all going to be part of the review memo. 

Mr. Jeff Rothfeder asked obviously the traffic issue is not like it was with the bus but it was such a big issue, we should address it to make sure that the neighborhood knows about that.

Mr. Keith Staudohar stated just to point out the difference that we had from the bus plan presented before, there is no proposed asphalt on this site. When we did the bus plan, the whole parking lot was paved on the lower level and the upper level. We had to provide water quality treatment for all of that. In this case, we’re not changing the runoff of the site. We’re not covering it with asphalt. It’s probably going to be gravel and mostly grass around the rest of the site. The site is going to remain essentially the same. Disturbance wise it’s going to be very minimal.

Mr. Thomas Bianchi stated except there will be 30 boats on it.

Mr. Keith Staudohar responded well they’ll be parking on it. It’s not like we’re digging anything. We’re not constructing anything. We’re not building anything. It’s a very minimalistic plan compared to what we had.

Mr. Robert Foley asked would you be utilizing the upper portion of the property?

Mr. Keith Staudohar responded we might have the upper portion utilized for some employee parking to keep it away from the boats down below.

Mr. Robert Foley asked and that’s not paved now as I recall?

Mr. Keith Staudohar responded no it’s not. It’s grass. There’s grass areas on both levels. 

Mr. Robert Foley asked may I ask about the hundred cubic yards, that was just what, fill for – there’s a reference here of two letters and an email…

Mr. Dwayne Reith responded yes sir, when I acquired the property and I moved in and I spoke to my lawyer and I said, it’s an approved plan. This is all new to me. I basically hired the local gravel guy and got gravel to fill in the potholes because John Mench they were craters. We dumped four trucks of gravel and they came down and said you can’t do that, you’re changing the grade. We didn’t change the grade. We just basically filled the potholes. They just wanted to see that the gravel was clean item-4 and it was the same guy that put it in for John Mench four years ago. That’s what that whole thing was, just to make sure you wanted to have clean gravel. So we documented where it was from. 

Mr. Robert Foley asked so the last document from the DOT, because it talks about geological source, the fail industry thing. Is that what you mean?

Mr. Dwayne Reith responded yes.

Mr. Michael Preziosi stated that’s not a hauling manifest, that’s the ticket that’s provided to a contractor when they pick up material from a reputable supply source.

Mr. Robert Foley asked so they’re confirming there’s no – it’s all been reviewed and accepted…

Mr. Michael Preziosi responded we haven’t reviewed everything yet. Just to clarify, a stop work order was issued because the applicant had purchased the property. I believe he was under the impression that it was a permitted use and therefore operations could begin without recognizing and realizing under local code that you needed a site plan approval before work on the site can progress and that’s why he’s here today, now making good faith with the application in front of the board. 

Mr. Robert Foley asked as you said, nothing would be disturbed at the upper part…

Mr. Dwayne Reith responded no it’s all item-4 up there and grass.
Mr. Robert Foley stated the old brick ovens. 

Mr. Dwayne Reith stated the limestone kilns.

Mr. Keith Staudohar stated we’re not going anywhere near those.

Mr. Thomas Bianchi stated we’re going to refer this back for further review and will be followed up with a few things…

Mr. George Kimmerling stated I move that we refer this back to staff for a review memo.

Seconded with all in favor saying "aye". 

Mr. Thomas Bianchi stated have a good evening. 

Mr. Dwayne Reith stated thank you.

PB 2019-11 c.
Application of Dimension Energy LLC, for the property of Croton Realty and Development, Inc. for Site Development Plan approval and a Special Permit for a proposed Solar Energy System known as the Croton Avenue Solar Project located on the east side of Croton Avenue approximately 500 ft. north of Furnace Dock Road as shown on a 3 page set of drawings entitled “Site Development for Croton Avenue Solar Project” prepared by Cronin Engineering, P.E., P.C. dated April 23, 2019 (see prior PB 1-11).

Mr. Thomas Bianchi stated good evening again.
Mr. Keith Staudohar stated good evening. Keith Staudohar with Cronin Engineering representing the applicant Dimension Energy LLC for a property at 200 Croton Avenue. You may recall several months ago we received final subdivision plat approval for Hanover Estates for a 27 lot residential subdivision. Since that time, the owner has been approached by the current applicant to possibly purchase the property to install a solar energy project. This project will again, like with the previous application we just talked about, will reduce the impacts greatly over what you guys just recently approved. It’s a solar energy site consistent with Local Law #11 which was adopted by the Town Board recently. There are no variances required from this Local Law. We meet all of the criteria as outlined in Local Law #8 for a Tier 3 solar energy project. What I would like to do is have Kieran Siao present to you. We have a little PowerPoint presentation, present to you what Dimension Energy is all about and then I’ll finish up with a comparison between this project and Hanover Estates and then we’ll go from there. 

Mr. Kieran Siao introduced himself and stated the project development manager for Dimension Energy. We prepared a PowerPoint for you today to give you a better idea of who we are and what solar energy is for anyone not familiar. I always like to put a few minutes on this PowerPoint so we can talk mostly about the details of the project. As I mentioned just an overview, who we are. Energy reduction in New York States Community Solar Project Program. How community solar arrays work and the benefits to the community and the customers. To tell you all a little bit about us, we are a full suite solar development shop. We focus on community solar project as well as battery storage. We’re a relatively young company. We were founded in June of last year. That said, our executive team has a deep bench of development experience coming from leading developers like Forefront Power, Test Energy, some older companies like Sun Edison and Solar City. We come to this project with a great amount of development experience. Our background from those previous companies, since 2014 we’ve developed [ORA] gigawatt of solar projects both Community Solar as well as more traditional commercial and industrial solar projects. And from those projects we’ve raised over four billion dollars in project finance. Specifically speaking to community solar, we’ve listed just a summary of the markets that we’ve worked in over the past handful of years. As you can see, we’ve done 80 megawatts of community of solar alert. Previously in New York state as well as some other markets like Minnesota, Massachusetts, California, and Illinois. Currently we have around 300 megawatts of community solar in our development portfolio and we have secured equity to develop around 800 megawatts of community solar over the next four years. This is just a very quick overview of where we’re based. Our headquarters is in Atlanta. We’re around a 16 person company. We have other major offices in New York, San Francisco as well as a presence in Philadelphia and Denver, Colorado. What I think sets us apart from a lot of other developers is the approach we take to developing sites like these. We’re not interested in throwing spaghetti at the wall and seeing what sticks. We have a really robust diligence process to make sure that the projects we develop are those that benefit both the communities that we’re working in as well as the environment. Going from left to right is our overall project lifespan process. A major event early in our process is site assessment. We have a robust business development and GIS team that looks at the specific markets that could be most benefited by community solar projects, and once we identify that market we use GIS and other public mapping tools to look at the land, to identify only those parcels that make the most sense for developing projects. You know, we’re not interested in developing projects that cause harm to the community. We want to be good stewards to the community, good local partners, as well as we want to create sites that minimize environmental impacts to the greatest extent practical. We sort through a lot of sites to only identify those that best suit projects like ours both for the environment and the community. The next data step on the plan would be project development which is the step we’re in now, securing local entitlements and making sure we’re building these projects in compliance with federal to local ordinances and laws as well as coordinating with the utility, in this case ConEd, to make sure we’re developing the project in a way that will support the local grid, going through all the necessary electrical review steps to make sure that we can safely and properly interconnect to the distribution grid in a way that supports our project as well as future capacity on the distribution grid. If anybody is unfamiliar with a community solar project, in New York State, the state refers to it as customer distributed generation (CEG). The easiest way to think about this, is if you look at a neighborhood and you envision that each of the houses in the neighborhood have a very small solar system on their roof. Community solar is the idea of taking each of those individual small systems and aggregating it into one larger solar array, while maintaining a full residential off take. The off take of our project would be 100% residential. It would not be anchored by one large commercial or industrial customer and then a few residents on the side who would serve 100% residential customers. In this case the energy would go directly to the grid which is different than a typical behind the meter residential project which goes directly to the house, but the resident would be credited back for the power that the solar panels produce. This is a slide with a lot of text so I’ll boil it down. Essentially how this would work for us is we would build this project and then Dimension Energy would see to find subscribers to this solar project. And we would of course start in the Town of Cortlandt. We would execute a subscriber agreement with those residents at a rate that is lower than what is their standard rate with Con Edison. Each month they would pay Dimension Energy based on that executed rate in their subscriber agreement but at the same time they would be credited by ConEd for the power that’s produced by the solar system. They would still receive a statement from ConEd each month but dependant on the amount of power that the array produced and dependant on their subscribership to the array they would see that the remaining cost of their ConEd bill would be either a nominal amount or eliminated completely. So overall the customer’s saving is that credit minus the cost of the subscriber agreement to subscribe to this community solar array. Finally, just at a high level benefits to the customer and the community. Like we mentioned, number one, customer savings on their electrical bill. They’d be paying less for power. This next bullet I would boil it down to overall flexibility and who could participate in being a subscriber to solar energy, affordable and clean energy. Often, when we consider the standard residential rooftop solar projects, there are typically some limitations on who can participate. For example, renters wouldn’t necessarily agree to put solar power on their roof because they know they are going to move after some period of time. Your standard residential solar project, you’d execute a PPA for 25 years. If that person doesn’t live in that home for 25 years, they would not be able to get that power. The benefit for a community solar project like this is that it’s flexible on where the person lives. As long as the resident stays within ConEd’s utility territory over the term of their subscription agreement they could continue to receive this more affordable electricity. The next area where this creates flexibility is site specific criteria. For example, if someone’s interested in solar on their house but there’s a big oak tree in their front lawn and it shades the roof, they wouldn’t be a good candidate for rooftop solar but they could participate here with this community solar project or if their rooftop needs to be replaced over the term of the PPA. In this case this wouldn’t be an issue. And then finally, because in a traditional residential solar power purchase agreement, the developer would be putting infrastructure on the person’s roof, the solar panels. Typically there’s a limitation and a requirement based on a certain credit score that the resident would need to have in order to participate in that power purchase agreement. In this case for our community solar project it would not require any financial requirement from the customer. So meaning, regardless of what your credit score is, you could participate and afford, clean renewable energy. And it benefits to the community; no upfront obligations from the town. There would be no cost. You would build it with no responsibility to the town. In fact, the town would benefit through either a property tax payment or a pilot agreement in lieu of property tax itself. It would create local construction jobs. So while Dimension Energy is a development shop we do not perform construction in house so we would seek to hire local contractors to perform civil site prep as well as electrical insulation of this project and we estimate that for a project around the size from civil to electrical to commissioning it would create around 20 construction jobs. And then finally, workforce training opportunities; just afford a burgeoning industry. Westchester Community College I saw has a new program called the Bright Future Program which specifically trains local residents to seek careers in alternative energy whether it be [DP] design and insulation and additional solar projects like this to create employment opportunities for local residents. I looked at their website today and I believe of the graduates who have participated in this program, 66% stay within Westchester County and 88% stay within New York State at large. Projects like this support a new burgeoning local workforce. At a high level that’s who we are and what community solar is. Before we get into the specifics of this project, are there any questions?
Mr. Thomas Bianchi asked I’m sure. This is the first application that we’re considering regarding solar energy. This is all new to us. I believe that we did receive the solar energy law from Chris.

Mr. Jeff Rothfeder asked if you don’t mind, why is this before us? This is a Tier 3 project right and according to the legislation…

Mr. Michael Cunningham stated this is a Tier 3 project so the Town Board, they approve a special permit but this board still has site plan approval authority and it will also approve any sort of wetlands permit or steep slopes is needed this board approves that.

Mr. Jeff Rothfeder asked so our focus is solely on the site plan itself as we usually are?

Mr. Michael Cunningham responded correct.

Mr. Robert Foley asked so the Town Board would be the lead agent?

Mr. Michael Cunningham responded it’s likely this board will be the lead agency.

Mr. Jeff Rothfeder asked do we have to declare ourselves then?

Mr. Michael Cunningham responded you will circulate your notice of intent to be lead agency, yes. 

Mr. Thomas Bianchi asked as I was saying, I’m sure there are a lot of questions that we have relative to what you’ve said and what this proposed project means to the community and what any adverse impacts there may be. Not to be negative about it but that’s the concern I’m sure that neighbors have, that we have and we want to make sure that it’s less intensive than maybe the large number of houses that were previously going to be put on that property. I have a lot of technical questions but it’s too early for that right now. One question, you may have said it and I may have missed it, how many megawatts is this proposed business facility create?

Mr. Kieran Siao responded today we’re proposing a facility that’s 4.1 megawatts DC in size, that’s 3.4 megawatts AC and to use round numbers that is an array that would support between 600 and 800 homes.

Mr. Thomas Bianchi stated that’s another question I had.

Mr. George Kimmerling asked I just had a couple. The company’s relatively new. It was started when?

Mr. Kieran Siao responded June of last year.

Mr. George Kimmerling asked do you have other projects that you’ve done or that are underway?

Mr. Kieran Siao responded as I mentioned, we have around 300 megawatts in development currently. We have not yet constructed any projects.

Mr. George Kimmerling asked and where are those located?

Mr. Kieran Siao responded our major markets currently are New York, New Jersey, Rhode Island, Pennsylvania, California.

Mr. George Kimmerling asked you have projects in all of those states?

Mr. Kieran Siao responded which we are in various stages of development.

Mr. George Kimmerling asked from a business model, for an array, is array the correct word?

Mr. Kieran Siao responded yes, that’s the correct term.

Mr. George Kimmerling asked how many subscribers do you need to have an ROI in a project like this? It looks big to me but how many subscribers do you need to make it worth your while to do this?

Mr. Karen responded as I mentioned, the off take for this project would be roughly between 600 and 800 homes dependant on the electrical demand of each home assuming roughly 5 kilowatts demand per household it would be around 800 subscribers. 

Mr. Thomas Bianchi asked 800 homes?

Mr. Kieran Siao responded homes.

Mr. Thomas Bianchi stated I thought you said 60 to a 100.

Mr. Kieran Siao responded oh no, I said 600 to 800 roughly. 

Mr. George Kimmerling asked and how do you solicit potential subscribers?

Mr. Kieran Siao responded once the project is built, Dimension Energy has a partner that we have worked with in the past through our previous companies that specializes in the subscription service. We would be happy to work with the Town of Cortlandt either through a housing association or your public school district to solicit residents, whether that would be an educational presentation in town to inform residents about this project and how they can benefit as well as other strategies such as mailers. 

Mr. George Kimmerling asked is there any sort of circumference in which these houses need to be in order to subscribe or they could subscribe from any distance?

Mr. Kieran Siao responded anyone within ConEd’s utility territory can be a subscriber to this project. 

Mr. George Kimmerling asked and you mean that literally? Anyone who is a ConEd customer could subscribe?
Mr. Kieran Siao responded yes.

Mr. George Kimmerling asked so you would reach out to town residents first but certainly these people could be anywhere?

Mr. Kieran Siao responded that’s correct. We would first look at the Town of Cortlandt and then we would look at the greater Westchester County and I think between those two we could find 800 homes.

Mr. George Kimmerling asked and how much does a subscription cost?

Mr. Kieran Siao responded that would be determined based on the utility rate and based on the specific subscriber agreement. Basically we would look at the utility rate per kilowatt hour that the resident is charged and then that gets discounted by numbers to be determined.

Mr. George Kimmerling asked I have no idea what that means. So it’s like a $100 a month, it’s $500 a week? 

Mr. Kieran Siao responded that’s very dependant on the specific electrical demand of that whole home so it will vary but you know electrical bills are charged by the kilowatt/hour. So within a month maybe you’re using 500 kilowatt hours and you’d be charged, we’ll say, just to use round numbers, if ConEd were to charge a dime per kilowatt/hour used we would see to establish a rate that’s lower than that, so maybe seven. 

Mr. George Kimmerling asked so you peg your rate to the ConEd rate and just try to make it a certain percentage lower?

Mr. Kieran Siao responded it would be discounted, yes. 

Mr. Thomas Bianchi asked and that’s a guaranteed discount? The contract would state that…

Mr. Kieran Siao responded it would be attractive to subscriber…

Mr. Thomas Bianchi asked it doesn’t fluctuate depending on who drops in and drops out.

Mr. Kieran Siao responded perhaps the structure of the subscriber ribbon would include some sort of escalator potentially over a 20 year term but that would track ConEd’s utility rates itself. 

Mr. Jeff Rothfeder asked and the rate that you give the customer includes that subscriber fee to you guys?

Mr. Kieran Siao responded yes.

Mr. Jeff Rothfeder asked that’s the rate they’re getting as far as they’re concerned. They don’t have to pay a separate monthly fee or anything like that?

Mr. Kieran Siao responded no, it would just be a rate from Dimension Energy.

Mr. Thomas Bianchi asked is there like any other economic decision to be made? There’s a payback period involved here. Does the initial investment subscription, whatever you want to call it, have to be amortized over a period of time for the homeowner to start coming out ahead?

Mr. Kieran Siao responded no, it would be day one. 
Mr. Thomas Bianchi stated immediate.

Mr. Kieran Siao stated it would be immediate. They would lock into…

Mr. Thomas Bianchi asked I don’t have to provide you with a certain amount of money to subscribe and then my savings is two or three cents a kilowatt a month?

Mr. Kieran Siao responded no, it’s not set up like that. There would be no upfront cost to the customer. 

Mr. Thomas Bianchi asked things would be immediate from the time that I subscribe to the service?

Mr. Kieran Siao responded yes that’s correct. 

Mr. George Kimmerling asked I think you said that you would solicit subscriptions once the product was done right? What happens if nobody wants it?

Mr. Kieran Siao responded I think everyone wants to save money. 

Mr. George Kimmerling stated everyone wants to save money but people build things and nobody comes. It does happen.

Mr. Kieran Siao stated if we were to find that within the Town of Cortlandt where we would start we did not have enough subscribers to fill the array, we would widen our net and look at greater Westchester County and then we would continue to expand from there until we reach that capacity.

Mr. George Kimmerling asked and where does the upfront financing come from for the project if the subscriptions don’t really get solicited until afterwards?

Mr. Kieran Siao responded if you go back to the slide that has the strip across. You see, once we go through project development, we go through financing and that could take place in many different ways. Typically we would have an investment partner whether that be an investment bank or some sort of fund that would provide the upfront cost and they would be paid back over the term of the project, the lifespan of which would be around 25 years. 

Mr. Thomas Bianchi asked are there any storage batteries involved in this?

Mr. Kieran Siao responded there are no storage batteries. 

Mr. Thomas Bianchi asked everything is live, fed right back into the grid?

Mr. Kieran Siao responded that’s correct. If you look at our site plan, what we would be proposing here for a project of this size is around 11,000 solar modules. They would be located or configured on a series of metal racks which would be mounted on a steel I-beams which would be driven into the ground between 10 and 15 feet dependant on soil conditions and depth to bedrock. From the panels we would go to a series of 34 string inverters. The inverter converts the power from DC to AC power because the grid itself runs on AC. From there it would go through various balance and system equipment. So an AC combiner box to bring all the conductors from those inverters together and a low voltage switch board which is a visible, lockable disconnect. It’s a safety switch for the system, if they’re ready to be disconnected that’s a requirement by Con Edison. From there it would go to a transformer which would step up the voltage from what the array operates to, to the voltage of the distribution line we’d be connecting to. And then from there we typically go to either a pad mounted medium voltage switch gear since that point of voltage would be medium voltage and we would need a secondary connect or it would go to a pole mounted re-closer that would serve the same function and then it would tie directly back to the distribution line that runs along Croton Avenue. 

Mr. Thomas Bianchi asked do any of the inverters or any other equipment create noise?

Mr. Kieran Siao responded sure. That’s a great question. The only piece of equipment that makes noise in the system would be the string inverters. Their noise level is around 70 decibels. The comparison is a normal volume conversation heard from three to five feet away. So overall the noise level of this equipment is not very loud. The way we’ve sited the project in compliance with the town’s local solar ordinance is 200 feet from every single parcel boundary. At 70 decibels this would not be heard outside of the property. It would be no higher than baseline background noise. 

Mr. Robert Foley asked is it a continuous noise?

Mr. Kieran Siao responded the inverters would only make noise when they’re functioning which is only during the day. So at night there’s no solar power being produced by the panels so the inverters are not running.

Mr. Robert Foley asked is it an annoying noise if it happens to migrate outside the property to neighboring houses?

Mr. Kieran Siao responded it’s a low buzzing noise but at 70 decibels – these are inverters and they would be located – if you would want to have a distance from the inverters [inaudible] possible when the [inaudible] is that white square in the middle. Smart inverters would be located on the inside of the rows, kind of closer to an access road. Even the distance from the access road to our fence line, you wouldn’t be able to hear the inverters at only 70 decibels.

Mr. Robert Foley asked and that would be governed under the new town code or monitored?

Mr. Thomas Bianchi stated it’s already exceeding it.

Mr. Michael Preziosi stated there’s already a noise ordinance within the code. It’s measured at the property line to your noise receptors so they would not be able to exceed 55 db from the site.

Mr. Kieran Siao stated at the property line it would be nowhere near 50 db. 

Mr. Robert Foley asked I have a bunch of other questions? Are you Matt? 

Mr. Kieran Siao responded no my name’s Kieran.

Mr. Robert Foley asked are you one on the corporate list here?

Mr. Kieran Siao responded no I’m not. On corporate list…

Mr. Robert Foley asked how many employees did you say? You have 16?

Mr. Kieran Siao responded around 16 I think it was. 

Mr. Robert Foley asked where are you based in Philadelphia? I’m curious. 

Ms. Nichole Seidell stated I’m the Director of the development team and I’m based in Ardmore, Pennsylvania, just outside of Philadelphia.

Mr. Robert Foley asked the other gentleman mentioned the other locations where you’re functioning now. You said Pennsylvania and New York. Where in Pennsylvania?

Ms. Nichole Seidell responded we’re currently looking at some sites in Pennsylvania. There’ll a little bit less in the development stage than we’re currently at with this project but we’re looking in the Pekoe territory. 

Mr. Robert Foley asked the county?

Ms. Nichole Seidell responded no, Pekoe is the utility territory so Montgomery county.

Mr. Robert Foley stated I’m just curious if it’s something that I could visit or if it’s already built but you said no.

Ms. Nichole Seidell responded at this point this one is not further along under development than the Pennsylvania market.

Mr. Robert Foley asked in New York, where?

Mr. Kieran responded we have 300 megawatts under development but none of which have been constructed yet. 

Mr. Robert Foley asked so there’s no nearby location of those three states: Pennsylvania, New York and New Jersey?

Mr. Kieran Siao responded not projects at Dimension Energy as constructed ourselves.

Mr. Robert Foley asked you’ve been since June 2018 with [inaudible] and corporate? How many people would be on site during the day?

Mr. Kieran Siao responded during construction the maximum we think around 20 folks. The nice thing about this project is that once it’s up and running it’s commissioned. The work by ConEd has been completed and we reach what’s called commercial operation so that means all the electrical connections are functioning properly. All the work on ConEd’s side is complete and we’re ready to flip the switch and start sending electrons to the grid. Once this is up and running it needs very little operations and maintenance so during operations we would not have any employees on site. The extent of operations and maintenance would be visits a handful times a year to mow the grass that would be located underneath the solar panels to make sure they’re not growing above the modules as well as to respond to any equipment deficiencies that are identified. 

Mr. Robert Foley asked I know we would address this in site plan but the fencing is important and we would be looking at that as to height and possibly camouflage.

Mr. Kieran Siao stated I believe the town ordinance requires an 8 foot chain link fence which is what we would comply with. There would be one vehicle gate located at the access road and that would be locked when there’s no one on site. 
Mr. George Kimmerling asked so other than cutting the grass you kind of set it up…

Mr. Kieran Siao stated and forget it. It’s a beautiful thing.

Mr. George Kimmerling stated sounds like a scary thing maybe but we’ll see.

Mr. Jeff Rothfeder asked do you lease the land? How is this arrangement?

Mr. Kieran Siao responded it varies by project. In this case we’d be seeking to purchase this piece of land. 

Mr. Peter  Daly asked what kind of wind speeds can the racks handle?

Mr. Kieran Siao responded that’s a great question. That would be something that we could provide to you from our racking vendor. These are typically two-inch thick steel I-beams which are driven to the ground 10 to 15 feet so the racking equipment can handle snow load and high winds.
Mr. Peter Daly stated with a violent hurricane we get an awful lot of high wind events the last 10 years or so. It’s more often than not.

Mr. Kieran Siao stated I can tell you these can withstand high winds. The specific maximum wind speeds I cannot provide off the top of my head but we can provide a spec sheet from our racking vendor.

Mr. Michael Preziosi stated it’ll be a requirement of the building code. You’d have to follow the New York State Uniform Code, make sure you use special wind zones and you use the City of Peekskill as your environmental reference not the Town of Cortlandt otherwise you’ll be in upstate New York. 

Mr. Peter Daly stated I think we’d also ask future application to as global warming really heats up. The parameters are going to change over the next 10 years or so for everything. So look at resiliency on this.

Mr. Thomas Bianchi asked from the point that the power is inverter into a transformer stepped up and sent to the grid, transformers home to. Is there going to be like a switch yard or some type of a facility far enough away from property lines to bring the power to the grid? What is it an overhead line that is going? Is it underground? Is it over ground?

Mr. Kieran Siao responded so our balancing system equipment would be located in the center of the array. It’s that small white spare off of our access road. That’s where our low voltage switch board and transformer potentially a medium voltage switch gear would be located. From there we would run our conductors underground for the majority of the run up to the distribution line along Croton Avenue. Before we get to the actual ConEd owned utility pole we would bring the conductor up above ground probably on one or two Dimension Energy owned utility poles which would then interconnect to the distribution line itself.

Mr. Thomas Bianchi asked so you’re going to be using existing ConEd power lines at Croton Avenue and connect to those, basically, overhead? Will there be any visual impact? Is it the same height as a typical pole?

Mr. Robert Foley asked no high lines?

Mr. Kieran Siao responded a couple of points here. The three-phase line that runs along Croton Avenue currently stops at around Sassinoro Boulevard. As part of our utility coordination process or interconnection process we’re actively working with ConEd to review the project to make sure, one, that the distribution grid can support a project like this. ConEd will undergo what’s called a CESIR study; that stands for a coordinated electrical interconnection review where they would basically look at the capacity of our project and identify what upgrades would need to be made to the distribution grid to support not only our project but any future capacity that would interconnect to the grid in the future because we do not want our project to take up all the capacity. As part of these upgrades they will look at the available capacity on the distribution line and then all the way back to the substation they would identify any upgrades that would need to be done in order to support the project. Dimension would pay that supporting Cortlandt’s local grid and then likely as part of this project, ConEd using some of that funding would extend its three-phase line past the boulevard all the way back to the access road where our project is currently located. As far as our interconnection run back to that distribution line, the majority of it would be underground encased in typically PVC conduit but before the new ConEd utility pole itself, it would come up on a utility pole on our property to bring it above ground because the existing distribution grid is above ground. And then from there it would connect to the distribution line. 

Mr. Thomas Bianchi stated I’m sure there are a lot more questions that we’ll have. I guess it’s just a start. As I said, this is something relatively new to us. I guess we’re going to be referring this back to staff for review and we’ll be considering this at future meetings.

Mr. Keith Staudohar stated there’s a couple of things if I may. So this project, you know this is the first one that Cortlandt is seeing so everyone’s a little nervous about it but I’ve prepared a comparative analysis. I don’t know if you guys had a chance to review that, comparing the site as it exists today versus what was just approved three months ago to what we’re proposing. I’ll go through some of these so we get an idea of how far reduced we are in terms of any impacts. Right now on the site there’s three houses. Hanover Estates proposed 27. This project proposes zero. There were approximately plus or minus 10 residents on site. Hanover proposed 118. This project proposes zero. Hanover Estates proposed 23 school-aged children. This project proposes zero. Domestic water use; existing and Hanover Estates had 10,800. This project proposes zero. Road length; Hanover Estates had nearly 3,000 foot of road proposed. This project has zero. Open space; Hanover Estates had about 17. We’re showing about 23 so we’re increasing that by 30-40% in terms of open space. In terms of site disturbance, Hanover Estates had 13. This is showing about 14 ½ but that’s just a line drawn around the tree limit. There’s a lot of land where the array is that will not be disturbed and we’ll have to go with that with Mike. The disturbance numbers we feel are going to be vastly reduced than what Hanover Estates did. Tree removal; we’re going to remove about 100 trees less than Hanover Estates. Wetland disturbance is zero, zero across the board. Wetland buffer disturbance; the only buffer disturbance we have for this project as well as Hanover Estates was to remove an existing building that was in the buffer, take that out of the buffer. The big one here is impervious areas. Right now as the site exists there’s about 2.4 acres of impervious areas. Hanover Estates proposed about 4.6 impervious areas. This project proposes 0.85. We are actually taking all the buildings down and we’re cutting some of the asphalt out. So we’re reducing the existing impervious cover of the site with this project. Total cut; Hanover Estates had about 13,000 this project has zero. The total fill; Hanover Estates had about 5,500 yards. This project has zero. So this project is much less impactful than Hanover Estates was. And I don’t want to say Hanover Estates was an impact. We mitigated it. This family went through 7 years of an approval process to get that approved. We did a lot of work on that project. This board did a lot of work with us to get that to that point where it was approved. So when we present this project, even though we know it’s a new project, we feel that we are ahead of the game and we are hoping that this board can waive any site walk and that we can move this to the next level. Hopefully staff will give us a comment memo. We can respond to that. So we would ask, so we can move this along, that we set up a public hearing for July and in the meantime we can work with staff on some of these comments that we expect them to comment. We can get your consultants to take a look at this and agree with us that this is a good project for the town. There is no disturbance. It’s farther away from the property lines than we had on Hanover which is not on this list which I meant to put on. Picking up to phase 3 from Sassinoro Boulevard. We’re going to utilize existing utility poles in Croton Avenue.

Mr. Kieran Siao responded it’s possible that some additional utility poles will need [inaudible] at the discretion of ConEd.

Mr. Keith Staudohar stated we’re not expecting a lot of utility poles to be put on Croton Avenue. Again, we’re well over 200 feet from the property lines. We’re looking to move this process a little quicker since we spent so much time and so many years and a lot of blood and sweat with the owners to get Hanover Estates approved, but this is a step back in terms of the environmental impact of Hanover Estates. We all know the site pretty well. We did a lot of work on this.

Mr. Thomas Bianchi stated well thank you very much for your presentation and for your explanation of the application. Any other comments or questions at this time? 

Mr. George Kimmerling stated Mr. Chair I move that we refer this back to staff for a review memo.

Seconded.

Mr. Thomas Bianchi asked on the question do we need to declare ourselves lead agency?

Mr. Michael Preziosi responded yes, you just need to declare your intent to be lead agency.

Mr. George Kimmerling stated I move that we declare…

Mr. Keith Staudohar responded Mr. Chairman if I may. Do we have to refer this to the Town Board as well?

Mr. Michael Preziosi responded the Town Board will ultimately approve and they would receive recommendation memorandum on both the Planning Board and the Town staff so we can recommend that at a later time probably at the same time as scheduling a public hearing. 

Mr. George Kimmerling stated so the current motion is that we intend to declare ourselves lead agency and refer back to staff for a review memo.

Seconded with all in favor saying "aye". 

Mr. Kieran Siao stated thank.

Mr. Thomas Bianchi stated thank you. Have a good evening.

*



*



*
ADJOURNMENT

Mr. Thomas Bianchi stated with that, we’re adjourned.

Mr. George Kimmerling stated it’s 8:58 p.m.


*



*



*
Next Meeting: TUESDAY, JUNE , 2019

I, SYLVIE MADDALENA, a Transcriptionist for the Town of Cortlandt as a subcontractor, do hereby certify that the information provided in this document is an accurate representation of the Planning Board meeting minutes to the best of my ability.
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