
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, June 2nd, 2015.  The meeting was called to order, and began with the Pledge of Allegiance.

Loretta Taylor, Chairperson was in absence.  Thomas A. Bianchi presided and other members of the Board were in attendance as follows:




Steven Kessler, Board Member




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

ALSO PRESENT:




John J. Klarl, Esq., Deputy Town Attorney
 



Michael Preziosi, Deputy Director, DOTS



Chris Kehoe, Deputy Director for Planning


*



*



*
Mr. Thomas A. Bianchi stated a couple of items before we start on the agenda.  I’d like to introduce Mike Preziosi seated in the staff area over there.  He will be taking Ed Vergano’s place as liaison and assistant to the Planning Board.  Ed is going to be spending more of his time on capital projects for the town and I’d like to welcome Michael and look forward to working with him.  I know he’s got plenty of experience working with Planning Boards and we look forward to a very good future with him.  Thank you.  Also, another item before we start on the agenda.  The July 7th meeting of this Planning Board will be held on June 30th instead.  Please, if you plan on attending that meeting, make a note of that and we will have it at the same time, same place on June 30th.



*



*



*
ADOPTION OF THE MINUTES OF THE MEETINGS OF APRIL 7, 2015 AND MAY 5, 2015:
Mr. Thomas A. Bianchi stated I’ll entertain a motion to adopt the minutes of the meeting of April 7th.

 So moved.
Mr. Robert Foley stated on the question, I have a few I’ll submit.

Mr. Chris Kehoe stated and also, May minutes as well.  There’s two minutes.

Mr. Thomas A. Bianchi stated I’ll entertain a motion to adopt the May 5th meeting minutes.

So moved, seconded with all in favor saying "aye." 



*



*



*
CORRESPONDENCE:

PB 5-08      a.
Letter dated May 19, 2015 from Percy and Barbara Montes requesting the 12th 90-day time extension of Final Plat approval for the Radio Estates Subdivision located at the end of Radio Terrace.

Mr. Thomas A. Bianchi asked is the applicant available?  We discussed this a little bit at the work session for the Planning Board and this is the 12th extension that’s been requested and we wanted to ensure that the applicant works with our staff to move forward on this project and understand that there is a possibility that they can move ahead with the application, maybe staff can comment on this, so that we can avoid any future extensions.
Mr. Chris Kehoe stated we have a meeting scheduled with them first thing Thursday morning and we’ve had some discussions with them about figuring out a way, hopefully that they would pay their fees and meet their conditions because the alternative is to actually start making the improvements but if they make the improvements they still need to come back every three months and get a time extension.  We’ll send you some information about how that meeting goes.

Mr. Thomas A. Bianchi stated thank you.  I believe we have a Resolution on this.

Mr. Peter Daly stated I move that we adopt Resolution 9-15 in favor of granting the 90-day extension. 

Seconded with all in favor saying "aye." 

Mr. Thomas A. Bianchi stated the motion is granted.

b.
Letter dated February 11, 2015 from Lili Liu requesting Planning Board approval for a change of use from a computer repair store to a spa for a tenant space located in an existing building at 2120 Crompond Road (Route 202).

Mr. Thomas A. Bianchi asked is there anybody here to speak on behalf of the applicant?  I believe this is also a matter that’s been back-and-forth with the applicant and our staff as to what this change of use constitutes and what’s the definition of certain features of their proposed use is.  I think we’re going to refer this back anyway but we should probably make sure that they’re aware that they haven’t appeared and that they need to appear at our next meeting.
Mr. Jeff Rothfeder stated also, at the work session I brought up the question about parking whether there’s enough parking if we do approve this change of use.

Mr. Chris Kehoe stated the issue of whether there’s enough parking, we can discuss, but the parking requirement for a computer store and a spa is the same.  It’s one space per 300 square feet of habitable floor space.  So, the change of use itself doesn’t require extra parking but we can examine the site plan and see how it works and take that into consideration if they come back.

Mr. Jeff Rothfeder stated yes, I’d like to do that, thank you.

Mr. Robert Foley stated I make a motion that we refer this back.
Seconded with all in favor saying "aye." 



*



*



*
PUBLIC HEARING (ADJOURNED)

PB 14-13    a.
Public Hearing: Application of Acadia Cortlandt Crossing, LLC for Site Development Plan approval and for Wetland, Tree Removal and Steep Slope Permits for a 130,000 sq. ft. shopping center for property located at 3144 East Main Street (Cortlandt Boulevard) as shown on a 21 page set of drawings entitled “Cortlandt Crossing” prepared by Divney, Tung & Schwalbe, LLP latest revision dated May 18, 2015 (see prior PB 33-06).

Mr. Thomas A. Bianchi stated this is a public hearing where we invite the public to provide comments on this matter.  Mr. Schwartz…
Mr. Brad Schwartz stated good evening members of the board, Brad Schwartz from Zarin & Steinmetz, here representing Acadia Cortlandt Crossing, LLC.  I’m joined this evening by Matt Harrison from Acadia, as well as Jerry Schwalbe from Divney, Tung & Schwalbe; the project engineer.  We are here tonight at the continuation of the site plan public hearing.  The hearing was open at your board’s May meeting.  We heard a number of comments that night.  We believe we addressed them in our subsequent submission to your board on May 19th.  What I would like to do this evening is have Jerry Schwalbe make a presentation addressing certain highlights from that submission.  

Mr. Jerry Schwalbe stated thank you Brad.  Good evening members of the Planning Board.  Jerry Schwalbe for the record: Divney, Tung & Schwalbe.  Since our last meeting we had gone back and updated the site plan and we had submitted a package to you which had more detail, included some of the things that this board had looked for in terms of sections along berms along Route 6 and also along the school property line.  Focusing on that, we have a series of exhibits.  Again, this is to show the public where the property is along Route 6 for those who haven’t seen it.  The site is the colored rendering in the middle which is 130,000 square feet of retail which will include: dry retail, as they call it, some restaurants and maybe some banks and things of that nature.  The types of tenants are really not known at this point.  The site is 36 acres in size: the design implication of the zoning district from the CD within the residential district to include up to 15 acres of CD district.  The remaining 21 acres of the 36 acres in the back, which is that plus that green mass which is a planting area that we’re going to prepare as a berm, will remain as open space after the development is completed.  This is more detail of the site plan; it’s showing the main building pad which is about 1,800 square feet and then the four smaller pads located closer to Route 6 total 130,000 square feet.  There are 619 parking spaces located there.  As you recall, the original plan had more parking towards the green area in the back and we’ve removed that parking area.  By doing so, we’ve reduced the square footage of the plan down from 170,000 square feet to 130,000 square feet.  Access to the site will remain along Route 6 only: 3 driveways, 2 on each end which are right in and right out only, and the center driveway located there, which is opposite the Cortlandt Town Center driveway has a signal and that signal will be modified to provide access to the Cortlandt Crossing project.  The first series of sections that we’ve done includes the area along Route 6.  There were some questions about what does that look like in terms of the area between the curb, which is Cortlandt Boulevard and the site, ranges in about 25 to 35 or so feet and if you could go back Chris for just one moment.  So, you can see along the edge, or the existing – it’s superimposed on top of an aerial so the bottom part is obviously the roadway of Route 6 and then there’s a curb line which begins with a green lawn area and then set back from there the sort of tan area is the sidewalk and that sidewalk extends over from the main entrance driveway which is signalized and allows for crossing of Route 6 onto the Cortlandt Town Center which there’s a sidewalk on that side.  That walkway then goes from west to east towards the middle.  So, if you see in the middle is a small area where that penetrates into the site and allows access coming into the site to the middle and then either going left or right depending on which stores people are going to, you’ll be able to enter the site that way.  That would be fully accessible, meaning we have slopes that are less than the 5% so that folks in wheelchairs can be able to get through there and also go down to the Cortlandt Town Center.  In terms of grade elevations, it varies in height from the left is around a 5-foot grade change from Route 6 to the parking lot.  The middle is about 2 to 3 feet and the far right goes up again about 6 to 7 feet.  Next slide: the first slide, if you look at the top key map shows you a section across the left side closer to the main driveway and if you scroll down a little bit to the section, you’ll see what that looks like.  I mentioned that was about 3 to 4-foot grade change so we have a small landscape strip there, that’s the turning lane.  One of the things I want to talk to Anthony Russo, the traffic consultant that also works for the town, is how long that turning lane has to extend out into Route 6.  Maybe we can shorten that and create more landscaping.  That’s something we’ll talk about with the staff as we go forward.  There’s a town street light which is similar to the one over by Westbrook intersection and Route 6 and then the slope that goes up 3 or 4 feet of plantings and shrubs.  There are trees there.  This one doesn’t show where the tree is but a tree would be in there too.  Then, the site lighting which is about from the ground up to the top of the fixture is about 20 feet.
Mr. Robert Foley asked may I ask on the center access sidewalk along the street and going up into the parking area grade.  Is that steps?  Because, it looks like steps, not on this diagram but on here or a ramp or an incline.
Mr. Jerry Schwalbe responded I’m not sure I follow. 

Mr. Robert Foley asked don’t you have an access from the center next to the…

Mr. Jerry Schwalbe responded you’ll see that in the next slide, I think it shows up.  That’s at grade.  There’s no steps there.  That goes straight up, that’s why I mentioned it was a slight incline from the intersection of the main driveway up to the middle of the site.  That’s the reason, if you go to the next slide Chris, you’ll see the grade’s a little bit different.  We actually slope up from Route 6 to the sidewalk so we’re sort of climbing up as we go west to east so we can get into the site and allow for convenient access.  That grade separation between the sidewalk and the parking lot is less but still allows us to do the plantings in there.  That shows about 12 ½ feet.

Mr. Steven Kessler asked where you have a curb there to prevent the cars from going over?   What exists there?

Mr. Jerry Schwalbe responded that’s just a lawn.

Mr. Steven Kessler stated no, no, by the proposed parking and the landscaping.

Mr. Jerry Schwalbe responded right now we don’t have anything that’s shown but we had talked about perhaps a guiderail, like a wood guiderail in case someone would go over.  We would like to see that probably too.  We haven’t shown it in this detail but certainly it would be shrubs and mass there anyway, but we’ll look at that with the staff.  I think you’re right, in terms of the steeper areas you’d want to have something to protect the cars from going over.  That’s around the middle section near where the entrance is to the site and then on the far right, the grade actually changes again and goes up higher and that’s where we have about a 6 to 7-foot grade change but here you see the sidewalk sort of transitioning back down to Route 6 getting ready to cross over that driveway on the far east side of the far east intersection so that can eventually connect into sidewalks that may be planned in the future.  I don’t see a lot of people going that way but there may be certainly some that do that.  Again, the same treatments and landscaping and so forth along there as well.  This is the wider section so there’s about 35, 38 feet of green space with the sidewalk in that location.  The other area we looked at was in the back of the building where we had mentioned last time where we had day lighted the stream from the pond which is at the far left.  You’ll see the little blue area: that’s the pond and it drains from east to west now into that open channel which is about 300 feet.  We worked with Beth Evans, our environmental consultant and she gave us some thoughts and ideas on how to better treat the water that comes through the pond and provide some habitat along that edge.  You’ll see some little bump outs in there where we may put some pools in there, some plantings, allow for uptake of nutrients and so forth, provide some access perhaps into that area from the parking lot.  We may play with the grades a little bit to allow people to go down, maybe some rocks along the edges, people can actually sit there and – we’ve done work with some schools where the schools have gone out and done some invertebrate sampling in the stream bed.  I think over time that might be something the schools could take a look at and always have an interesting thing.  Certainly that would give us some more diversity.  On the left of that you’ll see there’s a walkway between the pond and the stream, there’s a walkway that goes up from the parking lot to the back.  Those brown areas could be your gazeboes, additional benches and things like that.  We also like to use rocks and boulders because that’s more natural and people like to sit on those as well.  That may allow you to get access to the berm and the open space in the back which is about 21 acres, as I mentioned before.  With that, we had also done a few sections through that in the next image you’ll see from the building on the left, the retail building, which is now one story.  On your plans you can actually see the elevations a lot clearer but that shows you a section from that point across which is about 215 feet between the building and the off site, I think that’s number 6, Lucs Lane.  You see the property line is right close to that residential house and then there’s an existing tree line that we’re going to maintain and then we’re going to sort of berm that up and then come back down into the parking area into the building.  Now the building, you can see there, it’s interesting, we dropped the building down a few feet so raising the grade up a little bit more to sort of cover some of the building and then the architectural elevations, you’ll be able to see that.  In this plan, these sections, there’s two sections there that show day 1 which is a planting height of about 10 to 12 feet of trees and plants and then the bottom is more of a mature height in 10 to 15 years where the trees go to 30-35 feet or so, just to give you a perspective of day 1 versus down the road.  Either way, we’re going to work with the staff and try to locate exactly what the best position the trees are.  We even talked about maybe using some fencing in some locations but the idea is to create this berm and also maintain some of the natural buffer between the residents on Lucs Lane and the site.  
Mr. Jim Creighton asked can you go back one slide and do you know the reasoning for why the stream doesn’t connect to the pond or why there is the use of a pipe instead of just continuing the stream?

Mr. Jerry Schwalbe responded honestly, we thought we’d want to provide access to the back from that point but we had heard some comments that maybe there could be an open area from the pond right to the stream and we will look at that.  One of the thoughts I had was create like a waterfall right from the pond edge down into the stream so we can look at that. 

Mr. Jim Creighton stated there’s no reason why there couldn’t be access over a bridge or something like that.  

Mr. Jerry Schwalbe responded right, exactly.  That’s a good point. 

Mr. Peter Daly asked is there any reason why the stream was cut off at the point where it is going back in or could that be extended more?

Mr. Jerry Schwalbe responded that’s sort of the squeeze point.  We could open it up a little bit more but then the berm would get lower.  We thought that we’d keep the berm and try to – we just don’t have the real estate to pull it out any further than that but we can – there was another section I just wanted to go through. 
Mr. Thomas A. Bianchi asked just a question on the berm, on the right I can’t read the words but you said that’s a residential building, that grey area on the right?

Mr. Jerry Schwalbe responded yes, that’s number 6 Lucs Lane.

Mr. Thomas A. Bianchi asked so there is still, with the trees being relatively small, when they’re first installed, there still is a line of sight directly onto I guess across the top of the trees, some of the trees to the – to the building on the left.

Mr. Jerry Schwalbe responded right, and that’s why we had put the trees and the plantings and placing evergreens to create a solid wall mass through there. 

Mr. Thomas A. Bianchi asked are those the maximum size trees that you can put in at this time?

Mr. Jerry Schwalbe responded 10 to 12 is probably – you can do more, but the survivability goes way down when you start increasing size.  It’s a lot harder to maintain a larger tree on the first day of install but certainly we can look at that option.

Mr. Thomas A. Bianchi stated I don’t think waiting 10 to 15 years is feasible to get…

Mr. Jerry Schwalbe responded I understand but you’ll get pretty good screening from this as well.

Mr. Thomas A. Bianchi stated you may want to look at maybe a little bit larger trees and try to block that view, the line of sight.

Mr. Chris Kehoe asked when you talk about this area here, it says “existing trees and under story not within disturbance area to remain”: have you investigated whether are significant trees there that provide immediate buffering?

Mr. Jerry Schwalbe responded they’re mostly deciduous trees that are there now so in the winter time they do lose their leaves, that’s why we think the berming with evergreens and things was important to do that.  One of the things we should look at together is some of the trees that may not be healthy.  We don’t want to just go in there and cut trees down but if there’s a tree that obviously is not doing well, it’s not worth keeping it and then falling, knocking everything else down on its way, we might look at that and look at the health of the trees.  

Mr. Jeff Rothfeder asked have we had a tree survey on yet on this?

Mr. Jerry Schwalbe responded yes, the trees are on there. 

Mr. Robert Foley asked what you’re showing us now is newer than what we had?

Mr. Chris Kehoe responded I’m not sure that in their drawings that they have…

Mr. Jerry Schwalbe responded the sections are the same Bob, what we did is just enhance it with some color.  We can get you these if you’d like and actually Chris has them as a pdf and he can provide that to you if you want.

Mr. Chris Kehoe stated but I don’t recall Bob, are you saying – I’m not sure that they had this particular sections in their drawing set.

Mr. Jerry Schwalbe responded the section’s there.  The only thing we didn’t do is show the age difference between the two.

Mr. Robert Foley asked which page would it be, the one about the Lucs Lane particularly? Sp-7?

Mr. Jerry Schwalbe responded on sp-4.4 there’s two sections at the bottom.  That section there is the section DD as you see it on the plan.  We just added color to this for the meeting tonight.  Those are pdfs that Chris has and can provide that to you if you’d like.
Mr. Robert Foley asked and you put the years in too.  That’s what threw me off.

Mr. Jerry Schwalbe responded yes, and likewise the next section, section EE is also in there.  This section is about 400 feet long.  This is from number 5 Lucs Lane.  Obviously the angle is more acute and it’s coming from a different, it’s not straight on, it’s coming from acute angle.  I should say, as you’re looking from that angle to the north the berm is also climbing.  This is just one line across the berm so there’s some areas where it’s totally blocked, in other areas there’s a little bit more.  That’s what I was saying about meeting with everyone just trying to figure out the best strategy to put the plantings and so forth.  Again, it’s going to create that green wall, that green mass along there.  We also did both the initial installation and also the 10 to 15 year outlook on the growth of the trees.  That also has an existing buffer of trees along the property line that we’re also maintaining as well.  The other area you asked us to look at was along the school property.  In this image you see, on the left, the existing bus service building; that’s in that blackish building configuration.  The red line is about the property line and that’s where we would have a continuous solid fence.  We’re looking at something sturdy like a chain link which we can put slats in to cover it but it’s pretty far back from the center and up higher and then we have a series of walls that step down.  There’s really no connection there at all, physically, it would be almost impossible to get through there.  So I know there was concern that people would kind of migrate into the school but in the next sections you’ll see there’s some grade changes that we have to deal with coming into the site.  This is closer to Route 6.  We had shown some stone rip-wrap.  I think we’ll play around with that and try to put more plantings in there as well but that’s the beginning of where it starts out slowly before it gets to a higher cut.  We have some conditions there we can slope it.  Again, we’ll put trees and landscaping and then again the fence along the property line so that there’s no access out to the school property.

Mr. Robert Foley asked so the rip-rap part could be adapted or changed a little?

Mr. Jerry Schwalbe responded yes, we may have to put some, as it transitions steeper to the walls, we may have to extend the wall a little bit further to the south but we can certainly add more trees in that area.  In the beginning we might be able to do that with boulders and things like that too.

Mr. Robert Foley asked wouldn’t it look like a highway interchange with all the big rip-wrap?

Mr. Jerry Schwalbe responded I know what you’re worried about and I think we can – I agree.  Next section, you can see as we are going back into the site, the cut is getting a little bit more and there’s two sections of walls that we have shown, again each one would be planted.  This one is about a 25-foot cut range in this location.  Again, the fence on the top, no accesses, no connection at all through that site.  The next section is the highest section which is about 27 feet and that also will have the step walls and some plantings as well, again the fence continuing through.  I should say, we are going to look at it a little bit closer.  We’ve got some borings now, we know that there’s rock in that location so we might have some – we’re going to talk to the geo-technical engineers and see how we can maybe show some of the rock instead of just having a wall in that location, having plantings maybe climbing up the rock and so forth.  We want to take a look at that as well.

Mr. Robert Foley stated natural indigenous rocks that are there.

Mr. Jerry Schwalbe responded yes, that might be the better way to do it.  It may take a little bit more finesse to get it to look like we want it but I think we can do that.

Mr. Thomas A. Bianchi stated you mentioned chain link fence that has inserts in it?

Mr. Jerry Schwalbe responded what I would propose is something solid.

Mr. Thomas A. Bianchi asked is there something a little bit more esthetically pleasing that you can propose for that area because the whole site is really viewed from that area, not that there’s any trespassing going on but, and I don’t think a reasonably high fence…

Mr. Jerry Schwalbe responded I strongly prefer something sturdy, something that lasts that I don’t have to maintain quite a bit but certainly we can take a look at some other things.

Mr. Robert Foley asked it would be 6 feet high?

Mr. Jerry Schwalbe responded we haven’t decided yet but it could be yes.

Mr. Robert Foley asked but there wouldn’t be any chance of migration of any kids working their way down from the field. That was the concern.

Mr. Jerry Schwalbe responded yes, I mean I don’t want to make it a prison-like fence but – that’s also not the active school area, that’s really the bus service area, that’s sort of off – no access there from the school to speak of. 

Mr. Robert Foley asked isn’t there a track or part of a field?

Mr. Jerry Schwalbe responded that’s further to the north and that’s beyond the development site.

Mr. Chris Kehoe asked that fence would be behind the building correct?

Mr. Jerry Schwalbe responded part of it, if you go back to the earlier one, you’ll see most of it is where the building – and that building is, by the way, real close to the property line when they built that business service building so literally there’s no access there and to the south a little bit, is where their parking lot is, is where they have the maintenance vehicles.  That’s really off limits to the school.  It’s only to the north but that’s beyond the development site at that point, it’s back to where the wooded area is.  Obviously, I guess they could walk out in the wooded area but that’s about it.  Then finally the last image is several images of the architectural elevations that we modified slightly with the new plan and this is beginning on the top image is the far west, or the left side of the site proceeding towards the east on the bottom one, and continues towards the east, it’s about 22 feet high.  The next slide is going down towards the east.  Again, the top is continuing from the west to the east and that middle one is the end of the front of the building on the east side.  The bottom image is the side facing the west towards the residences.  There’s no windows or anything on that solid wall so there’s no light coming out of the building at that point. 

Mr. Steven Kessler asked has this been sent to our Architectural Advisory Board yet?

Mr. Chris Kehoe responded not these latest ones they’re off on these conceptually on the earlier ones but this would have to go to them.
Mr. Jerry Schwalbe stated so if there’s any questions or if you want to open it to the public, that’s fine.

Mr. Thomas A. Bianchi stated unless there’s any other comments from the board members we’ll open it up to the public.  Just of couple of comments; we would appreciate anyone speaking from the public, first of all, mention their name and their address before you start speaking and secondly, if you could please contain your comments to site plan issues.  This board is given the responsibility to address a site plan for this site and site plan issues include things like: lighting, building location, the building size, we talked about the stream, parking and things of that nature.  We’re not here really to consider whether this use should be at this location, that is a Town Board issue and certainly if you have comments or suggestions regarding that issue, you should raise them at the Town Board level and they would welcome those comments.

Mr. John Klarl stated the Town Board is looking at the bulk area.

Mr. Thomas A. Bianchi stated if you keep that in mind, I’d like to ask if anyone wants to speak.  Anybody from the audience?

Mr. Tony Czarnecki stated Mr. Bianchi, members of the town Planning Board, my name is Tony Czarnecki  My wife and I have owned a home on Jo Drive in the town of Cortlandt for nearly 40 years.  Cortlandt Crossing was a bad idea in January; it remains a bad idea in June.  We are already served by three shopping malls along Route 6: the Cortlandt Town Center, the Beech Shopping Center and the Jefferson Valley Mall.  There’s no need for another shopping complex with 600 additional parking spaces to further add to our traffic gridlock.  While I understand that part of the property opposite the Cortlandt Town Center is already zoned for commercial use, the Town Board acted in an irresponsible manner when it converted an additional 40,000 square feet from a residential to commercial use to accommodate this site now owned by Acadia Holdings.  A few less parking spaces and a few more plantings do not negate the folly of this plan.  It’s high time for the town government to impose a freeze on any further commercial development along Route 6 until such time as the traffic gridlock at the intersection of Route 6 and Lexington Avenue is permanently resolved.  Three years ago, the home sitting at this intersection, at the top of the hill was up for sale.  I alerted the town government to this fact and urged the acquisition of this property by eminent domain giving the departing owners fair market value for their property in order to create a critical right hand turning lane.  Nobody would have been displaced from their home.  The town government failed to act and now it just points fingers at the state government as it has for the past 15 years claiming that it’s a state road so we’re powerless to act.  The density of commercial overdevelopment along Route 6 creating traffic gridlock for town residents must be considered.  A temporary freeze on any new development is the answer.  Don’t condemn town residents to a permanent state of traffic gridlock.  Do the right thing.  Put Cortlandt Crossing on hold until the proper traffic flow plan is implemented.  Bring some sanity to the planning process.  Please consider deferring this project now.  Thank you.

Mr. Thomas A. Bianchi asked sir, have you spoken to the Town Board?

Mr. Tony Czarnecki responded yes. 

Mr. Thomas A. Bianchi asked have you given those comments to the Town as well.

Mr. Tony Czarnecki responded yes.

Mr. Thomas A. Bianchi stated because they’re the ones that really need to hear that.  Again, we’re here for site plan purposes.

Mr. Tony Czarnecki stated I’ve spoken to both forums.

Mr. Thomas A. Bianchi stated thank you.  That’s fine.  I just want to make sure.  Thank you.  Anyone else would like to speak?  Anybody from the board have any further comments?

Mr. Robert Foley stated I think the, as Mr. Schwalbe explained, I think the improvements are planned improvements along Route 6 and the sidewalk from a safety standpoint are much better than what was originally shown to us; the setback and the whatever.  So, that’s some progress there. 
Mr. Chris Kehoe stated one think I’d like to mention is a comment that was from Mr. Buckhout at the last meeting with respect to the drainage facilities across the street at the other Acadia property.  I know Ed Vergano has spoken to you about that through the SEQRA process, so just letting you know that that’s still something we’ll talk about as a staff…

Mr. Jerry Schwalbe responded that, by the way, is in the special drainage district as well. 

Mr. Steven Kessler asked just for the record, how many parking spaces are required and how many are you proposing?  Are you going to get a Variance for that?

Mr. Jerry Schwalbe responded we are providing 619 parking spaces.  Total required is 693, a Variance of 74 spaces. The average ratio is about 4.7 per thousand square feet and we had done an analysis across the street at the Cortlandt Town Center to get a sense of what that was around Christmas of 2013 and they were averaging below 4 per thousand at the peak time so don’t want to build more parking than we don’t need to.

Mr. Thomas A. Bianchi stated okay, thank you.

Mr. Jim Creighton asked have you made accommodations for bicycle parking somewhere on site?

Mr. Jerry Schwalbe responded on the plan, actually we did show two bicycle racks.  We’ll have to move them around as the tenants come into play a little bit more but we’ve shown that on the site plan.

Mr. Steven Kessler asked you don’t have one at each building?

Mr. Jerry Schwalbe responded we have them at the main building pad, up in that area.

Mr. Steven Kessler stated you mentioned I think too with accommodations for 6 each.

Mr. Jerry Schwalbe responded yes, it’ll be a rack…

Mr. Steven Kessler stated it seems pretty modest.

Mr. Jerry Schwalbe asked you think more, yes?  We can add more but I wouldn’t think that would be needed but we can do that.

Mr. Steven Kessler stated I think there should be something at each building quite honestly.

Mr. Jerry Schwalbe responded okay.  We can do that.

Mr. Robert Foley stated in reference to the plan on the parking and the in-and-out truck deliveries.  Is that addressed here at all in the plan?

Mr. Jerry Schwalbe responded there’s a plan and drawing that shows truck movements?

Mr. Robert Foley asked in this big one here?

Mr. Jerry Schwalbe responded I didn’t show it in the presentation but it was in the plan set.

Mr. Chris Kehoe asked this area back here, correct, is the main area for the trucks?
Mr. Jerry Schwalbe responded that’s the only area for trucks, right.

Mr. Robert Foley asked it would come in the main entrance, the dual in and out, go to the back…

Mr. Jerry Schwalbe responded and then go out to Route 6 either from the front driveway or the other two side driveways.  This side one is obviously our only right out for them at that point.  If they’re making a left, they’ll have to go out the main driveway.

Mr. Robert Foley stated that is an issue on Route 6 at the existing Town Center, in-and-out by Westbrook and/or the far other end.

Mr. Chris Kehoe stated and just one other comment, as part of the Environment Impact Statement which is, as you correctly point out, the Town Board is the lead agent, the town has retained a traffic consultant, AKRF and a significant traffic analysis has been done.  There is a listing of proposed improvements that are going to be required of the applicant.  I can provide that to the public if they want it.  As you said, that’s really not part of your purview of the site plan discussion but the traffic is definitely being studied.

Mr. Thomas A. Bianchi stated speaking of traffic and transportation, has any further consideration been given to a tran-bus or some type of connection between the current shopping center and this section?

Mr. Jerry Schwalbe responded we’re still looking at that in the FEIS and we’ll have some more information on that but we’re looking at it as more of a study of other participating properties that would want to do that.  To use it for one or two properties may not be feasible, may not be used but I think if it’s used in context with other retail areas in the Route 6 corridor, who would participate in that kind of support…

Mr. Thomas A. Bianchi stated you say properties, you mean?  I don’t understand when you say properties?  I’m talking about the existing Cortlandt Town Center and Cortlandt Crossing section.

Mr. Jerry Schwalbe responded you know maybe up the street Kohl’s and those kind of developments may support that.  Even other areas in town that may want to get here.  Because, let’s face it, if you have just one user having a shuttle bus, it may not be feasible, it may not be usable but that’s one of the thing we’re going to work with town staff to go through and the Town Board.
Mr. Chris Kehoe stated that is part of the recommended traffic mitigation.  The Town is actually applying for a grant.  We’re hoping for cooperation from the applicant.  There’s been a lot of talk about how the trolley would work.  It would be starting out going all up and down Route 6 to a variety of stops.  The details are still being worked out.

Mr. Thomas A. Bianchi stated okay.  Thank you.  Any other comments?  I believe that we’re going to be adjourning this to August.  Is that correct?

Mr. Jim Creighton stated I’ll make a motion that we adjourn the public hearing to allow the Town Board to continue its concurrent review of the project and the Environmental Impacts.  I move that we adjourn to the August meeting.

Seconded.

Mr. Chris Kehoe stated on the question, there was a sub-committee formed of three Planning Board members and two Town Board members and I think that might be Bob, Peter and Jeff and I believe that sometime between now and August there are going to be some opportunities for additional meetings with the Town Board of that sub-committee.

Mr. Thomas A. Bianchi stated okay, thank you.

With all in favor saying "aye." 

Mr. Brad Schwartz responded thank you.
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PUBLIC HEARINGS (NEW)
PB 1-11      a.
Public Hearing: Application and Final Environmental Impact Statement dated March 17, 2015 of Croton Realty & Development Inc. for Preliminary Plat Approval and for Wetland, Tree Removal and Steep Slope Permits for a 26 lot major subdivision (25 building lots and 1 conservation parcel) of a 35.9 acre parcel of property located on the east side of Croton Avenue, approximately 400 feet north of Furnace Dock Road, as shown on a 6 page set of drawings entitled “Subdivision Plan for Hanover Estates” prepared by Timothy L. Cronin III, P.E. latest revision dated March 17, 2015.

Mr. Brad Schwartz stated good evening again.  For the record, Brad Schwartz from the law firm of Zarin and Steinmetz representing Croton Realty & Development Corp. the applicant.  I’m joined this evening by various members of the Jacobsen family as well as Keith Staudohar from Cronin Engineering the project engineer.  Mr. Chairman, as you mentioned this is a residential subdivision project of an approximately 36 acre parcel off Croton Avenue.  The base plan that was submitted proposed 25 residential lots and an open space parcel of property of about 5 acres.  Rewind the clock, go back to the scoping process before your boar and you required us to study 4 different alternatives in the DEIS both conventional and cluster layouts with and without a proposed ball field.  To remind the board and the public, during the scoping process you also required that the alternatives not show a connection to the Apple Hill subdivision.  I know it was emphasized during the DEIS hearing stage and I thought it was worth repeating it tonight.  The new project no longer proposes a connection to the Apple Hill subdivision as your board had required.

Mr. Thomas A. Bianchi stated in fact, we have received from the Town Board cluster authority which prohibits, in fact, the connection to the Apple Hill complex.

Mr. Brad Schwartz stated exactly.  So I just want the Apple Hill residents, if any are here tonight, to be reminded of that important change in the project.  The alternatives, as your board required, we were also to enhance the buffers around the perimeter of the property.  That was all studied in the DEIS.  Your board held three DEIS public hearing sessions back in 2014: in January, February and March and there were important developments that transpired after the DEIS public hearings.  We heard a lot of comments at those hearings about the ball field.  I think the general consensus from the commenters was that there is a need for a new field in the town but comments and questions primarily concerned about whether this particular site was most appropriate.  We heard the comments.  The town obviously heard those comments and the applicant all along, I should remind you, we didn’t have a preference.  We had to propose the ball field.  It came as a recommendation out of the charrette process.  We had proposed in two of the alternatives as your board had requested but we didn’t have a strong preference either way.  Following the DEIS comments, we worked with the town to come up with a plan to eliminate the sports field from this location so this project no longer proposes a ball field and instead the applicant would make a voluntary contribution to the town so the town could build a sports field elsewhere within the town at a site that the town deems more appropriate.  Further into that plan, Mr. Chairman as you mentioned, the Town Board did grant your board cluster authority in July of 2014.  I know your board knows it but for the members of the public, cluster means that the ability to group the lots closer together on an area of this site that is less environmentally constrained.  We had described in the FEIS that in the applicant’s opinion that a cluster design would be more environmental friendly, less overall site disturbance, less steep slope disturbance and greater open space.  I should also mention that in the FEIS we submitted a sewer report demonstrating what we believe is viability to connect the cluster design to the town’s Cortlandt Ridge sewer district.  Again, to remind everyone, the cluster design is predicated upon a sewer connection, the smaller sized lots can’t support individual septic systems so Cronin’s office prepared a sewer report and that is included as an appendix to the FEIS.  Switching gears to traffic: the town hired, your board hired AKRF as your independent traffic consultant.  I know Anthony Russo is not here tonight but the FEIS identifies a number of traffic mitigation measures that we’re prepared to implement; updates to the traffic signal controls to reflect the latest technology.  Your board may remember there was conversations about the hockey pucks that would be installed underneath the roadways that would detect the amount of cars in the roadway to increase green time to prevent queuing.  There would be prior preemption devices also installed on fire trucks and a couple of other mitigation measures as well.  The town, the applicant met with DOT back in March of 2014 to discuss these measures.  The DOT can’t take any action until your board completes SEQRA but the initial feedback that we received was that DOT was okay and on board with the mitigation measures that are, again, recommended by AKRF which we would implement as part of the project.  Lastly, some Apple Hill residents made comments during the DEIS stage about buffer and screening between the project site and the Apple Hill subdivision so Cronin’s office did include in the FEIS drawings increased landscaping and screening along the northern corridor of this site.  So, we think we enhanced the screening along that portion and further reduced any potential for any potential visual impacts.  Where things stand today Chris, if you want to show alternatives B as in boy and D as in David, these are the two alternatives that did not include the sports field.  This is alternative B which shows 23 lots and alternative D shows 27 lots.  I think your board/the public are familiar with the layouts.  Keith is obviously here to answer any questions and we’ll open it up to the public and that’s where things stand.
Mr. Thomas A. Bianchi stated okay, thank you.

Mr. Steven Kessler asked just a couple of points that you made Brad.  In terms of you mentioned the additional recreational contribution, just so we’re all clear, that’s only if you get the additional – if you only get the 27 lots you’ll contribute that additional money and each lot that is below 27 lots, you will reduce the contribution by $50,000, is that correct?

Mr. Brad Schwartz responded right, there’s sliding scale that was set forth within the Town Board’s Resolution and the FEIS.

Mr. Steven Kessler asked is it a sliding scale?  That’s what I couldn’t find.  Is it $50,000 a lot or…

Mr. Brad Schwartz responded if 27 lots: 27 lot subdivision would result in a $500,000 total contribution to the town, that does include the standard recreation fee as well as a component above the standard recreation fee and then for lots under 27 there’s a reduction in that contribution.

Mr. Steven Kessler asked is it $50,000 a lot or…

Mr. Brad Schwartz responded yes.

Mr. Steven Kessler stated per each lot.  So, there’s no sliding scale on the lots.  Each lot is worth $50,000 in terms of additional contribution on the part of the applicant to the town.

Mr. Brad Schwartz responded correct, that was as addressed in the Town Board’s Resolution.

Mr. Steven Kessler stated second question, in terms of the traffic: DOT has to make those changes on Croton Avenue and Crompond Road?

Mr. Brad Schwartz responded I believe we certainly fund them.  I assume…
Mr. Steven Kessler stated but we all agree that if this were approved that’s a critical component of this.  Would that be part of a condition of approval?
Mr. Brad Schwartz responded absolutely, just like any other outside agency approval.

Mr. Chris Kehoe stated Brad mentioned we went to Poughkeepsie and talked to the DOT because they have approval authority over the 202/Croton Avenue intersection and they conceptually signed off, I don’t know what the right phrase is, on Anthony Russo’s concepts regarding the automated traffic signals.  So, yes, they’d have to, would definitely have to approve it.

Mr. Steven Kessler asked but they also have to implement it don’t they?

Mr. Chris Kehoe responded well that’s what Keith was saying.  How it gets implemented gets decided I guess…

Mr. Robert Foley asked is it possible…

Mr. Steven Kessler stated all I’m saying is we’ve waited 5 years for the changes at the hospital to be made in terms of…

Mr. Chris Kehoe stated probably more than 5 years.

Mr. Steven Kessler stated okay, more than 5 years.

Mr. Chris Kehoe stated yes, so we would have to talk with you about how that gets worded in the Resolution about how and when that happens.
Mr. Brad Schwartz stated we were told by DOT about the timing and sequencing and exactly who would be doing the work.  We’re not in the business of making traffic improvements so we would apply for the permits, we would fund it, who actually does the work and the timing and sequencing I think needs to be determined. 
Mr. Steven Kessler stated last comment; you mentioned the cluster authority and even in your FEIS you say that cluster for environmentally is typically granted to mitigate environmentally sensitive issues.  In here, there’s nothing that was really environmentally sensitive in the site.  Everything you talked about in terms of impacts was traffic so I’m just wondering, can you explain why you think clustering is so important under the rubric here of environmentally sensitive?

Mr. Brad Schwartz responded sure, and I mentioned three specific examples: less overall site disturbance, less overall steep slope disturbance, and all three categories that are regulated by your town steep slope’s Ordinance as well as an increase in open space preservation from approximately 5 acres under conventional layout to approximately 16 acres under a cluster layout.  Keith, you may have the specific numbers.

Mr. Keith Staudohar stated the open space is increased from 5.08 acres as shown on the base plan to about 16.78 acres in the cluster alternative D plan.  There is a reduction in tree removal from 739 in the base plan down to 543 in the cluster alternative D plan.  Those are the main differences, environmental.  There’s no wetland buffer disturbance in either plan and no wetland disturbance in any of the alternatives but we have a reduction in slope disturbance from 4.68 in the base plan down to 3.43 and slopes greater than 15% we’ve reduced it from 0.9 to 0.63.  There’s a slight decrease in the slope disturbance greater than 20% slopes.  All these comparisons are located in table 2 in the FEIS. 

Mr. Steven Kessler stated I have it in front of me, thanks.

Mr. Keith Staudohar stated one of the main differences that the cluster alternative would be sewered which is a definite benefit over the septic systems.

Mr. Robert Foley asked say that again.  In other words, with the cluster it would be or may be sewered?

Mr. Keith Staudohar responded the cluster would have to be sewered.  We would have to tie into the Cortlandt Ridge sewer district.

Mr. Thomas A. Bianchi asked any other comments from the board before we – I’d like to invite members of the public to speak on this application.  Please state your name and your address when you do so.  I just want to mention that all you’ve heard thus far is on the Final Environmental Impact Statement that has been submitted.  The board hasn’t yet arrived at what configuration is the most appropriate for this but we’re looking to make that decision somewhere along the way soon and the public’s comments are important in that.

Mr. Chris Kehoe stated just for the record, this is different than the case that you just discussed because you are the lead agency.

Mr. Thomas A. Bianchi stated we are the lead agency on this so we have total control, hopefully.  Members of the audience who would like to speak, please identify yourself.

Ms. Marge Parsons stated hello Mr. Bianchi and members of the board, thank you for giving us the opportunity to speak.  My name is Ms. Marge Parsons and I live at 20 Apple Hill Drive.  I’d just like to first thank the Jacobsen family and the Town Board for the work they’ve accomplished and coming up with an arrangement about the sports field because that was a critical issue to the Apple Hill and I know that Cortlandt Ridge residents concerning traffic so thank you again for resolving that issue.  Also, just like to make the comment, thank you for responding to all of the comments that I did have at the previous meeting in this FEIS.  I had a lot of comments and I appreciate all the responses.  I just still have a question about the Apple Hill access.  Brad, I know you did say and it is on appendix X, E the cluster authority that there will no longer be access to Apple Hill but on one of the responses to comment 11 which was Megan Donovan’s comment, it says “access roadway connecting the proposed project to Apple Hill will be utilized as an emergency access roadway.”  So our question is still: will there be that emergency access?
Mr. Thomas A. Bianchi responded there should be no connection to Apple Hill.

Mr. Keith Staudohar responded no, there’s no connection to Apple Hill.

Ms. Marge Parsons stated okay, thank you.

Mr. Chris Kehoe stated having said that though, I’ll confirm that with the Town Board, because we have to get exact clarity what their cluster authority meant. 

Mr. Jim Creighton stated there’s a question about it but the conventional plan that’s shown on the screen now does show the connection, that’s the conventional so if it were clustered, the cluster authority from the Town Board says that they’re granting cluster authority with no access to Apple Hill subdivision and no recreation land set aside.

Ms. Marge Parsons stated okay, because on D, you know D still shows, plan D alternative still shows that access.

Mr. Jim Creighton stated we have a question about whether or not no access means no public access or whether there’s still – if it’s appropriate for emergency access, whether that’s still in play. 

Mr. Chris Kehoe stated alternative D shows an access but that is on the Apple Hill property so that always remains, that doesn’t get extinguished.

Mr. Brad Schwartz stated that’s on the file now.

Ms. Marge Parsons stated I guess our question is: is it going to be cleared?  Are trees going to be cut?  Is it going to be a cleared access because right now it’s not?
Mr. Keith Staudohar responded no.
Ms. Marge Parsons stated okay, thank you.  Just a question, nothing in the FEIS again addressed, I don’t think, the Bartlett tree study.  You were just asking Mr. Bianchi about some of the environmental or those questions and I don’t think anything was addressed on the Bartlett tree study because, again, that did address, or suggest that large trees in the northeast corner were worthy of protecting now I don’t think anything was mentioned about that.  We still have concerns about those.  I think that’s it.  Thank you.

Mr. Thomas A. Bianchi stated thank you.  Next speaker please.

Mr. Shawn Grady stated good evening Mr. Bianchi, members of the board.  Thank you for giving me the opportunity to speak.  My name is Shawn Grady.  I live at 16 Apple Hill Drive, the property right next to the easement.  I just want to be clear because I’ve seen a number of maps.  I’m new to the area.  I just moved in about 6 months ago and I wasn’t aware that all of this was going on so please bear with me, it was quite a shock when I found out that there could be a possible roadway right next to my property.  So, you’re saying that with the cluster arrangement, there is a possibility or nothing?
Mr. Thomas A. Bianchi responded with cluster there should not be.

Mr. Chris Kehoe stated there will not be an access.  It is not permitted.  It is how you define access.

Mr. Shawn Grady asked will there be an emergency access?

Mr. Chris Kehoe responded and I don’t even think the town is counted it as emergency access.  I think it’s more along the line of whether there would be pedestrian.  I don’t even think they’re contemplating that.  

Mr. Shawn Grady asked so what is emergency access mean?  Meaning that there’d be a road but a gate?

Mr. Chris Kehoe responded yes, technically speaking but they’re not contemplating that.

Mr. Shawn Grady stated I know but I just want to know.

Mr. Steven Kessler stated that was the original intent, yes for fire and ambulance that they could break away the gate that they could go through.

Mr. Shawn Grady asked and a pedestrian access would be a path?

Mr. Chris Kehoe responded yes.

Mr. Shawn Grady asked and what would be the reasoning for a pedestrian access to the two sites?

Mr. Jim Creighton responded when your neighborhood was created…

Mr. Shawn Grady stated I know there’s an easement there.

Mr. Jim Creighton stated the easement was prepared so that there would be, whenever there was a development in the current applicant’s site, there would be access between them because it makes sense.  Throughout the process it was decided that that’s something the neighborhood doesn’t want so the Town Board decided not to allow that access however, your neighborhood, your deed, you would know about that easement, that’s there and that’s something that if the town wanted, they could have used that as a road but they’re no longer contemplating that.

Mr. Shawn Grady stated I think that’s everything.  Thank you for your time, I appreciate it.

Ms. Cynthia Kalangis stated hi, my name is Cynthia Kalangis and I live at 18 Apple Hill Drive in Cortlandt Manor and I am on the opposite side of Shawn where the easement is.  I just wanted it to be noted that we absolutely do not want any access whether it’s emergency or a road going through our backyards.  The one other question I do have Brad, the buffer and the trees that are going behind our property, it’s a 50-foot buffer with trees.  What exactly is going to be behind the property there?  Is that plantings: what’s plantings/screens?  What is that?
Mr. Keith Staudohar responded we’re proposing as part of the FEIS to enhance the – as part of alternative D, the cluster plan, to enhance the buffer between the rear yards of the houses and your property lines with plantings in locations that would fill the voids and be an esthetic feature between their rear yards and your rear yard.  There are sections now that are devoid of trees and we would plant trees in both evergreen and deciduous.  We have a list of the plant the trees on that plan.
Ms. Cynthia Kalangis asked and that’s in that 50-foot buffer?

Mr. Keith Staudohar responded yes.

Mr. Brad Schwartz stated that’s shown in figures F-8 and F-8.1 in the FEIS.

Ms. Cynthia Kalangis stated thank you very much.

Mr. Thomas A. Bianchi stated thank you.  Is there anyone else that would like to speak on this application?  Just one thing I’m going to mention is that on our work session is on June 25th in preparation for the June 30th meeting that I mentioned we rescheduled, we will likely have a special meeting right after that work session to discuss this application in detail and hopefully have an approach soon thereafter on a recommended approach from our point-of-view.  

Mr. Brad Schwartz stated terrific, I appreciate that.  The Jacobsen family is certainly anxious to hear that approach from your board.  I would like to thank Ms. Parsons and any other neighbors for your comments this evening. 

Mr. Jeff Rothfeder stated Mr. Chairman I move that we adjourn the public hearing and schedule the special meeting for the work session. 

Seconded with all in favor saying "aye." 

Mr. Brad Schwartz stated thank you.

Mr. Thomas A. Bianchi stated thank you.

Mr. John Klarl stated Mr. Chairman we’re going to have a special meeting immediately after the work session – 

Mr. Thomas A. Bianchi stated immediately after the June 25th work session. 

Mr. John Klarl stated at a certain time.  

Mr. Chris Kehoe stated it might be better to say immediately after because sometimes we finish the work session but we say the meeting doesn’t start until 8:00 and then we have to sit there. 

Mr. Thomas A. Bianchi stated right after the work session which could be 7:30, 8:00.  I recommend you get there early if you would like to attend.
PB 1-15      b.
Public Hearing: Application of Montauk Student Transport, LLC, for the property of Worth Properties, LLC for Site Development Plan approval and for Wetland and Tree Removal Permits for a school bus depot with a total of 187 parking spaces, a maximum of 92 parking spaces for full and van size buses and 95 parking spaces for passenger vehicles, a fuel storage and dispensing facility and the use of the existing 4,200 sq. ft. garage/office facility and storage barn building for a business office, employee lounge and garage for light service and maintenance located on a 4.98 acre parcel of property at 301 6th Street as shown on a 9 page set of drawings entitled “Site Development Plan for Montauk Student Transport, LLC” prepared by Timothy L. Cronin, III, P.E. latest revision dated May 15, 2015.

Mr. Brad Schwartz stated good evening again.  Again, for the record, Brad Schwartz from Zarin and Steinmetz.  We represent Montauk Student Transport LLC.  I’m joined this evening by Mr. John Mench the president of Montauk Student Transport and Keith Staudohar from Cronin Engineering the project engineer.  We are here tonight for a public hearing.  I’ll be very brief.  As your board knows, this site historically, had been used for fuel oil storage and distribution and had been abandoned for a number of years before Mr. Mench purchased the property in 2014.  He does operate a school bus depot at the site surveying a number of the areas school districts: Put Valley, Peekskill, Hen Hud and Lakeland.  We did appear before the Zoning Board in October of 2014.  We received a favorable interpretation from the Zoning Board that this use of a school bus depot on this property in the HC zoning district is a lawfully permitted us as-of-right.  I’m sorry the MD district, I apologize.  There’s no question that this use is a permitted use under the existing zoning.  I would ask Keith to present the proposed site plan and the overall project before we hear from the public.
Mr. Keith Staudohar stated good evening, I’m Keith Staudohar with Cronin Engineering also representing the applicant Montauk Student Transport LLC.  I would like to thank the Planning Board for coming out to the site on Sunday.  I think it was very helpful to see the site and get a sense of the project.  As you know, the site is located in an MD (Design Industrial Zoning District) and contains approximately 4.98 acres.  It is located on the north side of 6th Street at the western terminus of 6th Street.  It’s bounded on the west side by the Hudson River.  It’s bounded to the north by a property owned by Entergy and to the east is a property owned by, I believe, Mr. King which currently houses shells of the former fuel oil tanks as well as boat and trailer storage.  Similarly, to the south on the south side of 6th Street there’s a huge boat yard as well; boat yard and storage.  Topographically, Chris if you could go to EX, the site is split into two levels.  We have a lower level which is the section that adjoins the Hudson River and then in the middle of the site it rises about 10 or 15 feet to another level which used to contain the oil tanks.  The lower level right now contains an office and garage building, it’s about 4,200 square feet, it’s long and narrow as well as a storage shed just to the north of it.  Right now, the applicant is operating a school bus parking dispatch facility for the City of Peekskill school district and the Putnam Valley school district.  Right now, all the buses are parked on the lower level and the bus monitors and bus drivers park on the upper level right where Chris is circling between there and the road to the existing grass area that was the former site of the oil tanks which is fairly level.  The operation does not include any mechanical maintenance on site.  The buses are provided with light maintenance only which includes maybe changing light bulbs or wiper blades or topping off the wiper fluids, something like that.  All maintenance on any of the buses is done in a Bronx location, off-site, so there’s no maintenance on this site.  The bus departure and return operation is a well run and organized activity which I believe was witnessed by certain members of this board last week.  Any specific questions to the operation we would ask Mr. Mench to come up and provide you with those answers.  But right now the maneuvering of buses to the lower parking level is a little awkward: buses come down to the end of 6th Street and back into the site so what we’re proposing to do is make the operation more efficient.  We’re proposing a number of site improvements.  To begin with, the two existing entrances: there’s one at the lower level and one at the upper level.  They’re narrow.  We’re going to widen those entrances to 30 feet, they’ll be obviously provided with security gates.  This will allow for the maneuvering of the buses into the site without having to back into the site.  We are utilizing the existing site topography that was given to us.  We had the lower level and upper level from the prior oil operations that existed on site.  There’s really not a lot of grading associated with the creation of the upper parking lot or lower parking lot because it’s so flat.  We are providing minimal grading.  Now, in order to get from the upper parking lot to the lower parking lot, we’re providing a ramp at the north side of the property.  This will be at a roughly at a 10% grade and it’s located in an existing trail that’s there now.  Again, there’s minimal grading for this ramp as well because it’s essentially there and I think when we walked it I think you guys saw that.  The buses would have a much better circulation on site but before I get to that, the upper level parking lot, while it’s being utilized for the bus driver parking, we’re also providing a fuel storage and dispensing facility which would be located on a concrete pad with a small canopy over it.  The details are shown on the plan.  If you can put the 5.1 or 5.2 up there?  That’s what it will look like up there.  These two above-ground tanks would contain 2,500 gallons each.  They are double-walled tanks and in addition to the double wall, there’s another level of protection: they’re located inside a 110% containment vessel, each tank.  In addition to that, and as discussed at the site walk, the concrete pad will be padded with a berm and the pad will be pitched to a drainage inlet which would then be conveyed to an oil/water separator.  Some cases any fuel spillage while filling the buses, that would be captured and treated and taken off site in a lawful manner.  Also, the fuel deliveries to this site would occur once or twice a week and that operation would take place during the day between roughly 10:00 or 2:00 in the afternoon.  The truck deliveries of fuel wouldn’t occur on site during any of the peak times of travel in the area.  Regarding the fuels, one of the 2,500 gallon tanks will be filled with a biodiesel fuel which is approximately 20% vegetable oil and an E-85 fuel which is ethanol.  Both of these are alternative fuels.  Two of his buses in the fleet currently operate on propane.  There’s no propane proposed for this site but they are filled off site somewhere else, but there are two buses that operate on propane.  It’s also important to note that all of the buses on this site in this fleet are model year 2014 and newer and all meet or exceed federal and state requirements for emissions.  With the upper level and the lower level connected, we have a new way of getting in and out. The buses would return to the site, they would go into the upper level and fuel if they need to fuel and then they would follow to the north, to go down the ramp and find their parking space.  It would be much more efficient than what currently exists at the site.  Leaving in the morning: while buses would leave from the lower level and goes out and up 6th Street.  As for the buses that we have shown on the site, Chris if you could go to BPL, the site plan you have in the packet shows a total of 92 buses on site and what we’re talking about here is a summer parking layout.  I think it’s BPL.
Mr. Robert Foley asked 8.1?

Mr. Keith Staudohar responded the image on the left is what you currently have in your packages that’s on the site plan.  That layout shows 92 buses: 67 would be for the City of Peekskill operation and 25 would be for the Putnam Valley operation but it’s important to note that the buses in Putnam Valley will not be on this site at all during the school year.  Those buses we park in Putnam Valley at the elementary school on Oscawana Lake Road.  In the summer when school’s out, those buses would then be brought down here and parked similar to what we’re showing here on the left side.  On the right side is the operational bus layout that we envisioned where there would be a maximum of 67 buses on site during the school year.  As you saw at the site inspection, of the 67 buses there were only approximately 45 buses on site the other day, on a Sunday, that’s because many of the drivers and in this case approximately 20 drivers take the buses home at night.  Not all buses are going to be on this site every day.  The maximum would be 67 for the Peekskill district.  It’s more likely that it will be 45 to 50 buses on site on any given day during the school year.  Just a couple more technical things.  In terms of storm water, Chris if you could go to 3.1?  Storm water is going to be dealt with like we did with the parking. There’s going to be an upper level storm water management plan where we have the whole parking area for the upper level is going to paved with curbs and catch draining lets and those draining lets are going to collect storm water and convey it to subservice filtration systems that will meet our water quality requirement for that parking area.  The lower level parking lot will be without curbs.  It will be a very slight pitch from the buildings towards the river.  It’ll shed off into a grass strip and then we are proposing it to a shed into a filtration, linear infiltration basin which is that whole length of the property where Chris is right now.  We are going to be working with Mr. Preziosi on whether that design is the one we’re going to go with or some kind of bio retention system but the idea is that the storm water is going to shed off into that grass strip and overland flow into this storm water management practice.  With respect to the view from 6th Street: right now, if you go down there, you’ll see that there’s an existing chain link fence.  I guess if you go to the landscaping plan.  That fence is right on the property line right now and it’s proposed to be removed.  We’re going to remove that fence and then from that property line 25 feet back we are going to install a new 6 foot high, forest green vinyl privacy fence the whole frontage of Route 6 and in front of that fence there will be a landscaped package.  There’s the fence there, you can see it on the – we are providing a landscape package between the fence and the property line which would be in excess of 25 feet by the time you get out to the road’s pavement.  To enhance the view, you won’t be able to see into the site necessarily from 6th Street.  We are also providing some landscaping between the upper level and lower level just to enhance some esthetics along that and we are also providing landscaping along that linear infiltration basin to enhance the view from the river.  We have shown staggered 8-foot high evergreen trees: a mix of white pine and white spruce.  
Mr. Robert Foley asked would the fence be bermed up a little or 6-foot high from the surface up?

Mr. Keith Staudohar responded right now we’re proposing it 6-foot high from the ground.

Mr. Robert Foley asked would that block the view of the buses?

Mr. Keith Staudohar responded if you’re standing in the road I believe it would, yes.  I don’t know coming down the hill you might be able to see over the fence, unless you want to put a 30-foot fence up.  Now who was at the site inspection this week, as we all saw, the site does contain some brick, arched structures which we are, I believe, we’re used in the brick manufacturing efforts of the early 1900s. They’re located between the upper level and the lower level parking areas.  We have currently retained the services of an archeologist.  You can see those little arched structures there on the existing conditions plan.  They fall right between the two-level parking lots too.  We retained services of an archeologist to investigate this and we will have a response from them as well when we get it.  We’re affecting that right now.  We just received yesterday a report from the town’s arborist and we will look to incorporate some of his suggestions which the main one is to enhance some of the vegetation along the river line.  We would agree to do that as well.

Mr. Jeff Rothfeder stated and also from a natural levy protection.  He seems a little bit more aggressive than your landscape plan. 

Mr. Keith Staudohar responded well, he’s talking about more closely to the river so we would agree to do that as well as what we’re showing now.

Mr. Jeff Rothfeder stated that’s what I was going to ask.  One other thing, he’s saying that, according to his survey you’re cutting about 39 trees of the 102 that are on the property.  Is that square with what you’re…

Mr. Keith Staudohar responded it’s about roughly the same, yes.  Were you at the site walk?

Mr. Jeff Rothfeder responded yes.

Mr. Keith Staudohar stated as you know, the upper level and lower level are previously disturbed so there’s not a lot of trees.  There’s some trees at the fence line that have to come down and as you see in his report, most of the trees are considered in poor condition and not of good quality.  There’s cotton woods, there’s sumac, there’s Norway maples.

Mr. Jeff Rothfeder stated no, that was clear but what I did appreciate about his report was the, as I said, along the river more of the mitigation there, that could really enhance it.

Mr. Keith Staudohar responded absolutely, we would work with him on providing any additional planting for that.

Mr. Robert Foley asked you know Chris, the CAC, this report on the trees just came in to us tonight right?

Mr. Chris Kehoe responded yes.  It was emailed to them already but I don’t have any comments obviously.

Mr. Thomas A. Bianchi asked Keith, is that it? 

Mr. Keith Staudohar responded unless you want to hear more. 

Mr. Thomas A. Bianchi stated I didn’t want to cut you short.  That’s all.  We did have a site visit this past Sunday and two members of the board did an additional visit actually during hours of operation and then perhaps they can share with us some of their perspectives on…

Mr. Robert Foley stated Peter and I went on the weekday morning, 6 a.m., (the owner, Mr. Mensch) was there, to observe the actual activity, real time, real life.  My comments are: it was well organized.  Again, there was not the full capacity of buses I guess for that time. They seemed to be – they left the site I guess a quarter to seven and it seemed to be in intervals of maybe two buses at a time, not all leaving at once.  One thing I noticed, the buses didn’t make a lot of noise.  I was expecting all kinds of bus noises, at least I wasn’t bothered by it, even the parking area which the rest of the board observed at the Sunday site visit which is dirt and they were actually watering that down with a sprinkler to keep any dust effects as the buses moved.  I think by quarter to seven when I left (Peter may have left ahead of me, I don’t remember), only a few buses were left in the lot and I only remember one instance where a bus pulled out and maybe stayed at the bottom of the dead end of 6th Street momentarily, and then the driver went back and drove off.
Mr. Keith Staudohar stated if I could just be clear on that, we believe the first hour, approximately 20 to 22 buses leave the site. 

Mr. Robert Foley stated I didn’t count but…

Mr. Peter Daly stated that sounds a little bit more accurate.  I think as we were leaving, some of the larger buses were moving out at that time but still they’re not going all at once.  They were all going at essentially small intervals and again, very quiet, surprisingly enough, I remember buses as a child being very noisy and these aren’t as noisy.

Mr. Robert Foley stated it was organized and orderly.  I noticed, even an old guy like me was there like a monitor in the parking lot, another woman controlling an orderly process.  I did notice before I left, I watched an interval of maybe two buses but spaced out going up 6th Street, up the hill and then later when I was leaving, I was following one.  I didn’t see any type of congestion or queuing up at the top of Verplanck Proper.  I think one bus made a left, another one went straight.  There wasn’t any large queuing up of buses that I observed. 

Mr. Peter Daly stated I followed some of the buses out, a couple of buses out, up Broadway as I left and again they were up that way, I didn’t any kind of congestion whatsoever. 

Mr. Thomas A. Bianchi asked okay, thank you.  Any other comments from the members on the site visit?
Mr. Steven Kessler asked Keith you’re striping the upper portion, you have no plans on striping the bottom portion for parking?

Mr. Keith Staudohar responded the only striping we’ll do is in front of the existing office building.  As far as the bus goes, there’s a guy on site who will direct them to park.

Mr. Robert Foley stated can I say also, Jim observed the afternoon.

Mr. Jim Creighton stated I was there for the reverse operation as the buses were returning at about 3:30, 4:00 o’clock the week before and I noted that the buses go down 6th Street and then back into the site so glad to hear that there’s a better way of doing that.  We’ll hear more about whether it’s appropriate or not but backing in wasn’t the ideal way of handling the buses. 

Mr. Thomas A. Bianchi stated okay, thank you.  I had two comments during the site visit: one was regarding the dispensing area whether there’d be any kind of a containment in case there would be an overfilling situation.  You said you’d look into that.  Also, the fence along the river line was in pretty poor shape and we talked about doing something with that, whether we need barbed wire replaced on there or not but there were sections of the fence that were in very bad shape.

Mr. Keith Staudohar stated the applicant has just indicated that he’s willing to replace that’s what the board desires.

Mr. Thomas A. Bianchi stated just for security purposes and keep everybody else out that doesn’t need to be in there.

Mr. Jim Creighton stated actually, Bob reminded me, there’s one other item.  You guys are aware this is on the Hudson River and the town is engaged in another Master Plan and one of its major highlights is to enhance and utilize to the best extent possible the area along the Hudson River.  I guess I’d be interested in hearing your views on how you think a bus depot enhances the waterfront in the Town of Cortlandt and whether there’s any expectation or interest in providing some access to the river, to the members of the public to the site either at the end of 6th Street or there may be some opportunities for you to allow people to have public access to the river. 

Mr. Brad Schwartz stated I think it’s a fair Mr. Creighton.  We can certainly look into ways of potentially activate the waterfront at the site.  Something we will look into it and report back.

Mr. Robert Foley stated it was pointed out by the CAC member, Paul Buckhout, who was on the site visit, or at least he pointed it out to me, maybe one of the only white sand beaches, as small as it is, that we observed and if there’s a way that working with the developer and the town, if this happens, as an amenity that that could be opened up from the bottom of 6th Street not going through the applicant’s property, where the local public, the neighborhood public could access.  I’m told that others who use the river have had to use it whether it’s with their jet skis or whatever (from the River). That (neighborhood access by land) would be something that could be a positive if it’s doable.
Mr. Thomas A. Bianchi stated this is a public hearing as I mentioned so I’ll invite members of the public to speak at this point.  Please step up to the podium and please just state your name and address.  Thank you.

Ms. Arlene Bell stated my name is Arlene Bell and I live on the bottom of 9th Street.  I have one question: in the morning, 6 o’clock, 6:30 when I go outside, I walk my dog and the cars are coming down the street, coming down Highland Avenue, coming down 9th Street and they’re ignoring the stop signs and they’re going through the stop signs.  In the afternoon, sometimes I’m home after work and they’re coming back up and they’re ignoring every stop sign and they’re going down there, they’re going down to that site.  How do we stop that?  How do we stop them from ignoring every corner, every stop sign?  That’s my only question.

Mr. Thomas A. Bianchi responded have you reported any of this to the police department, the state police department?

Ms. Arlene Bell stated I have.  How many times can you report stuff?  I reported it to the town, to the board, to the – how many times can you report it?  It’s just a question.  It happened this morning.  It happens every morning and when you guys come and you come at 6:30, 7 o’clock and the buses are going, the cars are not going.  The cars come down the street fast, they go up the street fast.  They litter, they don’t pay any attention to the stop signs.  I can be on the corner of 9th and Highland and watch them any morning, zipping right through the stop signs.  They may slow down a tad but then they go right through.  I have grandchildren there a little later in the morning but I see it every day and that’s my only question. 

Mr. Thomas A. Bianchi stated perhaps the applicant has heard if it in fact is drivers related to this operation…

Ms. Arlene Bell stated it is drivers related to that operation because I’m positive it’s drivers related to that operation.

Mr. Thomas A. Bianchi stated he can mention it to his drivers and enforce that.  Thank you.

Mr. John Mench stated John Mench from Montauk Student.  Thank you for your concern.  We do have a safety department.  We do monitor our bus drivers.  We do not monitor our drivers in their personal cars but we can take the position where we will bring our safety team in.  We will have them sitting at those corners to make sure in their personal cars that they stop at the stop signs. 

Mr. Thomas A. Bianchi stated that’s good.  Thank you.

Mr. Robert Foley stated I mean when we were there that morning, we walked up through the neighborhood and some of the drivers, because this is before they had to get on their buses were still arriving the drivers or the matrons or monitors and we noticed there was some kind of cars parked up on the parallel road which is Highland because we walked by but I don’t think they were drivers.  I don’t know what they were doing there.  I don’t know what was going on there but I didn’t notice or I wasn’t looking for people jumping stop signs.  I’ve seen them come in intervals the drivers during that first half hour period.
Mr. Chris Kehoe stated there is a note on the site plan, I guess you’re proposing that all buses will access to and from the site on 6th Street but that is just relating to buses not to employees correct?

Mr. Keith Staudohar responded yes, the intended travel route for the bus is 6th Street to north on Broadway.  Now, there is a couple of exceptions to that where, I believe a couple of buses have to pick up special needs kids from the Hendrick Hudson or Lakeland so those buses may not go up Broadway, they may go up Kings Ferry Road to 9A.

Mr. Chris Kehoe asked how will they get to Broadway?  It’s always supposed to be 6th Street right?

Mr. Keith Staudohar responded it’s supposed to be 6th Street to Broadway and that’s what all the drivers are being told and Mr. Mench will have his safety team come in and make sure that we get that addressed if it’s still an issue.

Mr. Thomas A. Bianchi stated okay thank you.

Ms. Julie Burnsbulen stated thank you for taking the time to have this hearing.  My name is Julie Burnsbulen.  I’ve lived in Verplanck for over 16 years, having grown up on the corner of Montrose over on Sunset Road.  My father’s family has lived in Verplanck since 1850.  My husband and I, who also grew up in Montrose are one of the two houses mostly impacted by the bus garage.  We live between Highland Avenue and the bus garage.  We rent one of the houses to the right of the existing tanks that are still there.  We completely understand that 301 6th Street is a commercial property, but consideration needs to be given on how that property impacts the surrounding community.  As I said, as one of the two houses on that stretch of road, we’re directly impacted by every single bus and car that goes from the Montauk Garage.  If you ever sit along the highway and listen to that zoom as cars go rushing by, stand in my living room or my bedroom on any given morning when those buses are coming back down and you feel like you’re standing next to the highway.  You may not have heard it while you were standing at the garage, but I will tell you that the current 30 some odd buses that make their round trip each day, so estimating 30 buses, that’s what we normally county when we go down. If those buses are making two trips a day, we’re looking at over 100 buses going past my house every day.  Now, I don’t go to work until 9 o’clock in the morning so I am home from the time the buses leave until most of them come back.  Those buses that are coming back at the 9, 9 – 10 hours, they’re flying down the hill and we’re not looking at buses that are just traveling, you know, moseying along, some drivers go slow and then you have the drivers that are obviously – their shift has ended, they’re in a hurry to get back and they’re speeding down the hill.  Now, I had made a call in the morning to the – whoever answered the phone at Montauk and I said “look, these buses are driving by our house so fast.  What can we do?”  “Well, get the bus number and call us.”  Why is it our responsibility to be trekking the bus numbers of their buses that are driving down the hill far exceeding the 30 mph speed limit to tell them that “hey, driver on bus 5 or something or other just flew by my house.”  One morning last week I was standing out by the garbage pails and there’s two buses, they cross the hill down 6th Street, they pass the school house, they come down the hill and I’m literally standing by the garbage pails and I’m like “slow down” because they were moving so fast that if I’d trip or fallen over they would have taken me right out.  Prior to Montauk moving in the bulk of the traffic we had on the street were the boats being moved from the different King Marina locations: he tractors them, he trailers them, they’re moving around.  You see buses by your window or boats going by your window all day long.  You see the traffic of the local residents that come down. They drive down the hill, they turn around in the cul-de-sac, they’ll sit down, maybe they’ll have lunch, they’ll look at the river.  In the winter, all the trees that bordered that property are where the eagle sit so all winter long you see the people coming down into the cul-de-sac looking at the eagles, even with the trees that are missing, the trees that are there, one day you go down and there are three eagles sitting in a tree.  You’re taking trees down, some of them are old, this is still part of what makes Verplanck, Verplanck.  You have so many people that you see them every day coming up and down the street in the winter, and what are they doing, they’re going down to look for the eagles.  I’m completely off track.  I’m sure you’re for other residents that the request to build the 92 spaces and with the revised number there will only be 67 buses there, potentially only 45, we’re still looking at 67 buses, two round trips a day: that’s 268 buses driving by my house every day.  Now, I’m lucky that I get to telecommute so two to three days a week I’m home all day and the days that I’m not going to the office I’m still there until 9 o’clock in the morning and listening to the buses up and down the street.  If you add in that the 93 personal vehicles, even if at that number, four trips a day, that’s 372 personal vehicles.  Now, what happens a lot, the safety issues.  The buses come in, they park in the garage and then you see the cars flying up the street and I’m the crazy lady that will stand in the front of my house and yell at them to slow down because it drives me insane.  I’ll be walking to my car and it’s like, I live on this street.  I walk my dog on this street.  I’ve lived in this community.  I have roots in this community.  I have friends in this community and having this many buses driving through a residential neighborhood is insane.  I know it’s a commercial property.  Everybody here knows it’s a commercial property but a bus garage isn’t the right fit for Verplanck.  How can you reasonably say that having potentially 268 buses driving up 6th Street, down Broadway, make sense?  You have kids that are leaving for school.  Verplanck is a community where kids walk to the bus stops.  Now, you’ve got 268 extra buses throughout the course of the day coming and going whether it’s the early kids getting on the high school buses or the late kids getting on the elementary school buses, you have buses coming and going that aren’t servicing our community.  These are not people that are stopping at our local stores and our local businesses on their way to and from work.  They’re cutting up Highland, up 9th, up any of the side streets to go home.  There’s no added value to having this bus company park to the bottom of the hill.  I unfortunately don’t have anything with me but in the morning I sit out there with my cell phone and shot video of these buses flying by my house.  Like in two seconds the bus went from one end of my property and was already passed down the hill, gone.  Now, you can tell me that there’s security, they’ve got monitoring and all that kind of stuff going on.  They’ve been saying that for as long as we’ve been complaining about this.  The first time that I called down, we’re going to have meetings, we called the Zoning Board. We’ve made complaints.  We’ve had the state police down there one day and the officer’s like “look, there’s – these buses are cresting this hill at 30 mph and they’re going to slow down at a reasonable rate.”  They’re flying and unfortunately, when you’re standing out there the state police are standing out there, once one bus sees someone monitoring it they stop.  They call, they radio, whatever they do to the other drivers, I’m assuming, say “hey, you know.”  Anyway, the other issue we’re having are the buses that are coming off of Highland.  There’s not a stop sign on Highland Avenue when you turn right from Highland onto 6th Street.  There are these two instances I can think of when I was backing out of my driveway and a bus came around the corner, it was a minibus, it came around the corner from Highland onto 6th Street and didn’t stop or didn’t stop long enough to see that I was halfway out in the road.  One day, one of the buses drove up on, around, didn’t give me time to back up, never slowed down just kind of zipped around and hit the curb of the street and flew down the hill.  My husband almost got hit standing out in front of the house walking the dog because the buses, again, they make the corner from Highland onto 6th and they’re going at such a speed that they don’t have time to see anyone that’s standing there.  There’s a big pine tree at the corner of 6th and Highland and then we’ve got a full size maple right in the front of our yard.  You’re not able to see, it’s a blind turn basically, when you initially make that turn.  So, if you’re not stopping, you’re not looking, you’re going to hit somebody.  Lastly, even though there’s improvements about – they’re saying they’re going to improve the width of the entrance to the garage, right now if you go down in the morning, you’ll see and I’ve got cell phone pictures, I wish I had brought with me, are the buses backed up 6th Street waiting to get in.  That’s with the current number of 30 some odd buses.  You add 45 or 67 buses that right now, okay, it’s two to three coming back at a time, it’s not two to three coming back at a time.  In a 10 to 15 minute span with me sitting at my car in the morning at 9 o’clock, there are 4, 5, 6 buses flying down the road.  Again, not all the drivers drive fast but the ones that do it takes one bus to hit one person or hit one person in a car or one of the kids that’s walking from their house which is right off from the garage, up to their bus stop at the corner at 6th and Highland to kill somebody.  That’s basically all I had to say.  Thank you.
Mr. Thomas A. Bianchi stated thank you.

Mr. Robert Foley stated if you could supply the pictures to staff.

Ms. Julie Burnsbulen stated I will.  We’ve actually sent some to the town.  We actually sent the pictures to the town back when the Montauk employees were all parking on 6th Street in the actual traffic lane, the right traffic lane going down the hill.  In the winter when all the snow was on the side of the road, they were actually blocking the entire lane, the right lane.  So, we had issues with buses stopping in front of our house as personal cars were trying to come up the hill, buses were trying to come up hill and a traffic jam because all these cars were blocking the right lane.  The town was nice enough to come in and put in “no parking” signs.  They’re not being enforced.  There’s still vehicles that park down at the bottom of the cul-de-sac.  Almost every morning there’s a mini bus parked down at the cul-de-sac.  One morning I think there must have been a meeting or something going on and there was a bunch of employee cars parked down there as well even though now there’s “no parking” signs.  Montauk has demonstrated that they really have no consideration or their employees have no consideration for the people that live in the community.  If you’re not going to hire people that care about the community working, then you don’t belong there.

Mr. Robert Foley stated but the pictures of the current, the one you were talking about current…

Ms. Julie Burnsbulen stated I sure I will.  Every morning I leave my driveway and I take pictures.

Mr. Thomas A. Bianchi stated and I think part of your concern should be addressed by the applicant.  He’s mentioned that he would bring his safety team into this and…

Ms. Julie Burnsbulen stated they’ve been telling us that the safety team is going to be involved.  I called down, “were having a safety meeting tomorrow morning about the speeding and the drivers.”  That was at least six months ago.

Mr. Thomas A. Bianchi stated well you raised it here which is good and it’s a valid concern and it’s something that the board will look to the applicant to rectify.  Thank you.  Next speaker.

Mr. Jim Bell stated good evening.  My name is Jim Bell and I live on 9th Street in Verplanck and Highland Avenue.  Let me just say that the complexion of Verplanck has changed dramatically in terms of vehicle traffic.  This operation, and I’m sure you gentlemen know, at least some of you know: employees come in in the morning, buses go out.  The buses come back around 10 or 10:30, the employees leave.  That happens again in the afternoon.  So, even if there’s 50 buses there, by the end of the day, you’ve got 50 employees coming in, 50 buses going out.  The buses come back, the employees leave.  Along with the additional traffic, and this lady just mentioned, there’s a blatant disregard by some of the employees, not only do I live there with my wife, my son’s property’s behind us, our grandchildren are there, speed of the employees is excessive.  The one thing I noticed the most was, in addition to the traffic, the speed of the employees, people going through stop signs, was the amount of litter.  Now, we’ve been there for 25 years and the amount of litter on 11th Street, down Highland Avenue, I know because I pick it up and I’ve seen employees throw stuff out.  How do I know?  Because, as I said, I live on 9th and Highland and I see them turning down to go to the bus station.  There’s a couple of things that need to happen.  I think, first of all, the Town of Cortlandt needs to really take a look at this and say “you know what?  Is that the right use for that property?” And, if it is the right use, and I’m not the expert, but if that’s the right use: is the size of that operation appropriate?  Perhaps it should be limited to 30 buses but there should be a very hard look taken at what you’re going to do here.  Are you going to maximize this to the point where there’s going to be 95 buses there.  I believe 67 during the school year.  What you’re doing to the community by allowing that, if you allow it is making it almost like – it’s almost like being in Yonkers with all these buses go out and they all come back in the afternoon, that’s what it’s like.  It’s completely changed the complexion of our hamlet.  I don’t know what the right answer is but I know to allow this operation to go at that size is a problem and once you do it, it’s going to be a problem forever.  Please take a good hard look at this.  Thank you.

Mr. Thomas A. Bianchi stated thank you. 

Ms. Rosemarie Muscolo stated my name is Rosemarie Muscolo 205 Broadway and I have something I have prepared to write but just because it’s come up; generally, I leave about 9 in the morning and I snapped a picture a few weeks ago, many of you may have seen it on Facebook because it got a lot of comments, but in this one snapshot standing on the corner of 11th Street and Broadway, facing down towards 6th, there’s 5 school buses in this photo.  In the five minutes it takes me to get into my car on Broadway and 11th and drive to the intersection of Blakely, I typically see 9 to 10 school buses in that five minute period returning to the depot.  I don’t monitor them all day long but I certainly can hear them because once I get up in the morning at about 7:15, I close my front windows so I don’t have to listen to them.  In early April I wrote to this Planning Board outlining the concerns I had regarding the proposal for this bus depot and the impact that it will have on the residential neighbors in Verplanck.  Today, I request that the Planning Board use its discretion to deny the Special Permission required for the use of the slightly undersized MD parcel within our hamlet.  I’m confident that the Planning Board is aware of the requirements and standards contained in our Building Code and suggestions in the Master Plan but I wish to highlight a few that feel are relevant and to share that information by way of this hearing with my neighbors.  I will paraphrase for the sake of brevity but invite others to review this information which I found on the town website.  Guidelines under chapter 307 of the zoning rules, article 10: Standards and Conditions for Special Permits include, and I’m paraphrasing here: “the use shall be of such location size, intensity of operation, and character will be in harmony with the district in which it is situated and will not be detrimental to adjacent land and buildings nor impair the value thereof.”  I think most homeowners here feel that this will impair the value of our properties.  Also, importantly the code indicates that the “location and size of the use, the nature and intensity,” again I repeat it, “of the operations involved in or conducted in connection with the traffic shall be such that both pedestrian and vehicular traffic to and from, the use and the assembly of persons in connection with it will not be hazardous or inconvenient to the predominant residential or other prevailing character of the neighborhood.”  It further states that the “special permission review should include not only the location, size and nature of the business, and again the intensity of the operations involved, but in connection with – that it shall not adversely affect nearby existing uses, nor will it be detrimental to the existing or potential use and value of land and buildings in the vicinity by reason of noise, vibration, excessive light, smoke, gas, fumes, odor or other atmospheric pollutant or danger of fire or explosion.”  I don’t think I need to add any comment to that as to what we feel a bus, the buses and the facility to maintain them and fuel them, how that relates.  One of the questions in my April letter related to the cost to the town for additional maintenance of our roadways.  The special permission review addresses that too.  That use as proposed will not require such additional public facilities or services such as street systems at public expense or create unacceptable environmental or fiscal burdens upon the town.  The 2004 Master Plan, I believe it’s under review or maybe it’s been reviewed once since but the 2004 plan indicates that this MD district, the minimum lot size is 5 acres.  This property doesn’t even meet the minimum requirement that the Master Plan committee proposes is appropriate.  “Any new construction must conform to other objectives of the Master Plan, including environmental protection, traffic mitigation and that potential impacts associated with any proposed development both on the individual and cumulative basis should be evaluated through the State Environmental Quality Review Process.”  The Master Plan further goes on to state that “most automotive related uses would be discouraged in these areas.”  The 2012 Westchester County DEPW traffic count study indicates that the average daily traffic on Broadway at the intersection with 7th Street is 2,427 vehicles.  This project alone, with its 92 buses and you know once you have spots to park 92 buses it’s hard to say what’s going to happen in 2 years from now.  We have to assume that they’re going to use the property to the full extent that it’s designed for.  This project alone, with its 92 buses and 95 passenger vehicles, in-and-out, twice a day, as you can expect for a school schedule will add 748 vehicles per day, more than a 30% daily increase in traffic from this facility alone, most of which I expect will be concentrated during the already peak periods of 8 to 10 a.m. and 2 to 5 p.m.  I urge the Planning Board to look at the total effect that this bus depot will have on the hamlet of Verplanck not just the 4.9 acres applicant plans for parking and maintenance of his fleet and employee vehicles, but the nature of the applicant’s business, the man’s excessive use of the roadways in the surrounding residentially zoned neighborhoods.  It spills over.  It’s not contained within this MD site, the nature of the business, it spills into the residential neighborhoods.  I urge the Planning Board to consider the cumulative effect that the traffic from this proposal along with the newly opened Riverfront Park and the soon to open recreational area and ball field on the Con Edison property, how that will affect the residents of not only Broadway but of all of Verplanck.  Some have said to me that I should have expected the traffic when I bought a house on Broadway, and they’re right, I did expect traffic and for nearly 29 years I have been okay with the level of traffic pass my home and I feel that I am pretty tolerant of it.  This is different and beyond what anyone in Verplanck would expect to have to tolerate.  I’ve worked with the town to help fend off West Point partners and I’m still helping in the fight against SPECTRA.  Don’t allow this privately owned bus company, which services other communities and which this board can deny the special permission that they require to operate, be the project that forces me to cry uncle and put up the “for sale” sign.  Thank you.
Mr. Thomas A. Bianchi stated thank you.  Next speaker please.
Ms. Amy Lamage stated hi my name is Amy Lamage and I live on 231 9th Street in Verplanck and I can’t articulate better what I wanted to convey.  I’m trying not to get emotional but this is very emotional to me.  I’m not a pointer by the technical aspects.  I grew up on Watch Hill Road and I remember growing up I was only allowed to play on my little dead end street or Pine Hill Road because anyplace else was unsafe.  The Watch Hill Road traffic was heavy, there’s the highway there, there’s Albany Post Road, very high traffic and when I was 20 years old and I had my little baby I moved to Verplanck with my husband and I’ve never left and in 2005 I bought my first home in Verplanck on 9th Street just up the road from where I raised my children in a very safe and wonderful and beautiful river town community.  I lived a couple of houses down from the Bell’s and I can tell you that the litter is a problem and I can remember Mr. Bell out, not just keeping his house and yard beautiful, but going across the street and cleaning up across the street and up the street and down the street because he took pride in his home and his community.  I can remember the Bell’s coming down and helping shovel me out when I was pregnant with my daughter.  This is the way Verplanck is.  If you drive through Verplanck, not in the morning just to check out traffic, but on any particular day you might see cars stopped in the middle of the road with neighbors chatting and shaking hands.  Everybody knows everyone’s name.  My neighbors two houses down, their kids play stick ball in the street still.  Where these buses are parked, they’re parked in an area where there’s all dead end streets.  These streets are not intended for through traffic like this.  One of the reasons I love Verplanck was my kids could go anywhere safely because there’s not a lot of through traffic.  There’s only three ways to get into Verplanck, three roads: there’s King’s Ferry, there’s Broadway and there’s Westchester Avenue and that’s it.  She and I have friends the same age, they’re all grown up now, my kids are all grown up now and I look forward to maybe someday having grandchildren here and I can remember being a kid myself and going down to the white beach and having bonfires or roasting marshmallows and playing in the water with my brothers and sisters and going canoeing and that’s all gone now.  It’s not the place for all this through traffic.  I agree, I’ve seen the cars going up and down the roads fast.  I’ve seen videos of the buses turning in the middle of the street and quite frankly, I don’t understand the 6th Street – it’s so narrow.  How could you consider that a safe place for buses to come in and out of this town?  I share the concerns of all before me but I come here with an emotional plea for a beautiful river town, one of the very few left where it’s all just community.  It’s a gem that a lot of people don’t realize is right under their nose.  Thank you for letting me speak.

Mr. Thomas A. Bianchi stated thank you.  Next speaker please.

Mr. Tom Hill stated hi, I’m Tom Hill.  I live up on 125 16th Street in Verplanck and I just want to reiterate what’s been said that that Hudson River beachfront is a precious natural resource, really unique in Cortlandt, in Westchester and could really be a boon to the community if it were beautified.  Yes, it’s commercial space.  Yes, it’s a bus depot and has been but isn’t that really a shame that it has been, and has historically been misused as a commercial space when it’s right on the river and one of the rare places to get to the river?  That’s all I had to say.  Thank you.
Mr. Thomas A. Bianchi stated thank you.  Next speaker please.

Mr. Bernard Vaughey stated good evening.  Bernard Vaughey, I live on 215 Broadway, Verplanck.  I have many questions.  One, I’m glad to see that they’ve made some progressions in their plans, unfortunately they were just recently made so I didn’t have a chance to review them so I may be redundant in some of my statements.  I have many questions and hope answers will be forthcoming to the town with regards to Montauk bus company’s request to make a new home for itself and its massive bus depot and our entire community.  How this proposal got to this stage?  Montauk bus company was operating out of Peekskill, servicing Peekskill and other communities.  Why are they now on the river in Verplanck without proper permits and site approvals?  Here they are.  Why is the town considering allowing this to continue?  As I understand if, another proposed location surrounded by other bus parking areas and truck dealerships on a state highway, Albany Post Road, in a Highway Commercial zone closer to Peekskill was found acceptable.  Why?  As a result of that, this depot now adds significant increases in traffic, additional risk to other traffic and pedestrians and wear and tear on our infrastructure to a small residential area where the pavement is shared by children, pedestrians and cyclists using the single proposed route they’re using.  Where is the sense in this?  Where is the social, economic and environmental justice in this proposal?  Montauk bus company offers our community nothing but the overburden and imbalance of industry to a community that is zoned as residential with a small part being industrial.  That fact seems to have been forgotten.  I repeat: Verplanck is predominantly zoned residential.  As Supervisor Puglisi said with Algonquin and I say for this project: enough is enough.  This area of Cortlandt has seen more than its fair share of heavy industry.  We have Indian Point, the resource recovery plant now a significant new interstate and international high-pressure gas line.  Why must this small community bear all this and now more?  Verplanck has less than 2,000 residents.  Now our town is considering to inundate our local streets by oversized buses, mini buses and cars from early morning to late evening.  Further, our school districts in the town have their own bus depots.  Why can’t this depot be situated in an area it services as this company previously did?  Why are they here instead of their former location in Peekskill or Putnam or the other areas they predominantly serve?  This bus company left its former location in Peekskill.  Why?  And, what condition is their former yard left?  Has anyone inquired?  If there was to be a fuel spill at this location on 6th Street, what is to prevent the abandonment of this property?  Consider the Brownsfield’s Sun Oil property on Riverview Avenue with its costly clean up over decades the cost borne by the tax payers.  Former Verplanck fuel property is clean now.  Why risk a change in that status?  Our local roads are already in distress.  With this bus depot with its related traffic impact result in additional cost to the town and its residents for accelerated and/or additional roadway repairs due to the significantly added use and heavier vehicles.  Will there be additional cost borne by the tax payers provide new sidewalks to remove the risks of a danger to pedestrians in a travelled way?  Town of Cortlandt is currently working on its third Master Plan.  That Master Plan indicates that we have an unprecedented gift to cherish: one of the only areas between New York City and Albany where access to the river is not impeded by the railroad tracks.  The Master Plan indicates small pockets of industrial use along the Verplanck waterfront: small pockets.  Why must we allow this now to expand?  The Master Plan under review acknowledges the importance of non-renewable assets as it specifically states in existing zoning along portions of the town waterfronts would be reviewed and revised to make the Hudson River a focal point and provide the use to benefit the community.  This is a direct quote with the town’s recent bid on adjacent 100 acres.  “This section of the Hudson will become a focal point of the town, the state and the county.  The proposed waterfront stability district would limit expanse of use as not appropriate for waterfront locations.”  Wouldn’t this bus depot proposed be considered inappropriate use for this location?  I believe so.  This application and use as a bus depot is not appropriate as a significant change to the prior use and must not be approved.  Can you or anyone please clarify the exact scope for this project?  On January 15th submittals made to indicate 67 buses and 118 spaces for the employees.  On March 5th letter mentions an additional 25 buses for the summer months.  The March 19th interim parking plan indicates 92 buses and 95 parking spaces.  Why do we now need 23 employee spaces for the same number or more buses?  What changed?  What application in a configuration is actually under considered this very moment?  Do we really know?  Why are we here looking at impacts, emissions and movements of over 180 vehicles a day on a parcel that for decades was used by 6 or less vehicles?  This is contrary to the existing and a proposed Master Plan.  The previous business at this location, Verplanck Fuel, provided employment to a handful of people and vital services to many in the tri-village area, a positive impact.  The proposed bus depot use is contrary to the Master Plan, offers no positive impact in our community, it significantly increases larger vehicle traffic.  It increases potential risk and a likelihood of accidents significantly.  There will be increased emissions, noise and wear and tear on the local roads.  In the town file, there’s a DEC form, a short environmental assessment form to be filled out by the lead agency which I am led to believe is the town.  I don’t know who filled the form out but it appears to be an attempt to provide a suggested impact assessment.  This submittal is totally unacceptable.  All the boxes were checked to indicate to be no or small impacts would occur versus the moderate to large impact that may occur.  I repeat: all the boxes were checked “no”.  I disagree with this.  One of the questions was: will the proposed action result in the change of the use or intensity of the land?  Yes, of course it will.  How will 180 plus vehicles significantly impact an area previously only used by 6 vehicles?  It will impact it in countless ways.  Will the proposed action impair the character or the quality of the existing community?  Yes, it will have a significant impact.  Approximately 25, or as Rosemarie said 30% increase in the traffic on Broadway and a change in the skewing of the classification of the vehicles: cars versus buses.  There are risks to the pedestrians and the other vehicles and the properties from any type of vehicle.  We are now looking at a skewing that risk upward with larger vehicles with the related inherent blind spots.  Risks or the potential for accidents are calculated based upon vehicle miles with consideration for classifications.  Accidents will happen as the name implies but how will this operation and the related increase in traffic as vehicle classification increase that frequency?  Broadway has always had a vehicle speed issue.  How will the increased volumes and the larger vehicle size with the potential increased speed increase the severity of any accidents?  Will the proposed character of the impact on the environmental characteristics be caused the establishment of critical environmental area?  Look at the size of these buses or any diesel-powered equipment.  Trace fuel spill show up on the side of many Montauk buses.  The extent and the magnitude of spills are unknown.  Fueling this number of vehicles on a regular basis on permeable sub-base only 5 foot above the water table adjacent to the Hudson River, how is this not an accident looking for a place to happen?  Spills at the proposed fueling station, where will those spills go?  The town has experience with the Brownsfield’s as we know from Sun Oil.  We don’t need that again.  Again, will the action result in adverse changes in existing level traffic or affect existing infrastructure for mass transit biking or walkways.  Again, a significant increase in the traffic volumes, how is not significant and adverse, especially since it will be concentrated around certain hours?  We do not have any of the referenced infrastructures: bikers, pedestrians and other activities occur on the same travel ways used by vehicle traffic.  The increases and the risk, the likelihood of adverse occurrences or interaction, add wet or inclement weather, leaves or snow, or snow banks restricting the travel way and those risks increase further.  Will the towners and tax payers be held liable to properly address and mitigate these increased risks.  Will the proposed action impact existing private water treatment utilities?  The property has an existing septic system.  How old is it?  What is its capacity and what is its condition?  The previous use was minimal with 6 or so employees.  How will that system be impacted with a depot employee usage, the kitchen facilities as well as the potential 90 plus employees with potential heavy usage during short shift periods?  How will a system failure affect the river?  What is the proposed action impair the character or the quality of historic architectural or esthetic resources?  Verplanck has a rich history of brick making.  There are remaining brick kilns at the end of 6th Street which I believe they were the structures they were talking about and there may also be remains of the old drying sheds.  From the sounds of it, these are on these properties.  The reason that that property may be so flat is that was also part of brick yards.  We need for this to be reviewed and addressed in any submittals.  Many of the brick yard areas have been lost forever.  This may be the last brick yard area in the Hudson Valley that can be preserved.  Please review it and, if appropriate, save the history of this area that helped to build this area and New York City.  Again, all the plans I’ve seen on this indicate it’s only item-4, it’s not a paved area.  Item-4 erodes, it runs unless of course they’re looking of paving this.  They’re talking about having curbed areas and striping that means we have to have paving which was not shown on previous drawings.  How will the runoff from all this area be collected and properly treated before it’s discharged into the Hudson River?  Winter time: you’ve almost an acre of area, where will the snow storage area be located and what will the affect be on the river?  How will the de-icing agents be addressed and contained?  It’s my understanding Montauk bus has been using this location and operating without site approvals as discussed at previous meetings.  How long will this be allowed to continue?  The interim parking plan indicates no disturbance of existing parking areas.  Was a building permit ever issued for this work that was performed to date?  If it wasn’t, why wasn’t this addressed in the documents and these additional areas indicated?  Is this an attempt to segment the project and any related environmental issues?  The property is listed as 4.9 acres with only 0.9 acres of disturbance in the interim parking plan.  Shouldn’t a larger portion, if not all the area be listed and included and factored into any environmental reviews?  The storm water management facility: is such a facility allowed to be located close to the river, less than 50 feet?  Is that the proper offset from the river?  Is it to the water line at the time of survey or from the mean high water level depending on the tide?  With the parking lot elevation of roughly 5 feet, how effective can that facility be?  With the town in the process of securing the now and former Con Ed property, how close can these buses be parked relative to the property line and can the proposed lighting be effectively shielded?  How would any changes around in these dimensions affect the site plan?  With the refueling area: the concrete fueling pad is to be 30’ x 30’.  Which is longer: a full size bus or the pad?  Is the adjacent area permeable or paved?  Where will any spilled fuel go?  How will it be contained?  The area will be used for light maintenance and service work.  Exactly how do you define that?  Where is that to be found in any of the documents?  Will that work be inside, outside or both?  What will happen in the event of a spill on the item-4?  We know that many incidents on highways and locations with fuel tanks can leak and rupture.  Even with the best of intentions, petroleum materials can leak into the ground.  What is the impact this close to the river with over 90 large vehicles?  Has anyone inquired or reviewed?  Washing of the buses: where will this occur?  Nothing is shown on the interim plans.  What chemicals and detergents will be used in the process?  How will that wash and waste water be collected and how will it eventually be discharged into the Hudson River?  Are we again counting on the ground and/or the item-4 to filter material before it reaches the water table and the river?  Refueling with the mobile fleet refueling vehicle: as indicated above, there is some trace evidence of fuel spills on the sides of many buses as there is with many commercial diesel vehicles.  With the center permeable item-4 base proposed and only 5 foot elevation, where will that product end up: concentrated in the ground water and/or disbursed into the Hudson River?  With both the buses and the personal vehicles of the employees, where will any lubricant or coolant drips and leaks end up?  What size of buses will be used as it will affect the layout?  Are these buses size A, B, C or D?  That’s not clear and should be addressed.  In the project narrative submitted on January 15th, the applicant mentions that Montauk operates the bus depot on the property starting on August of 2014.  They do not mention, as discussed in previous Planning Board meeting, that their on-site without site plan approval.  How do zoning violations for parking buses without approved site plan, enlarging the parking lot without approval and violating stop work orders factor into that statement?  Where are those issues addressed in their submittals?  The narrative also indicates the industrial use of this small area of Verplanck as indicated in the town Master Plan.  The narrative fails to mention the residential nature of all the surrounding neighborhoods and approaches to be used at the depot.  It fails to mention the significant traffic impacts and associated health and safety risks that will be associated with the proposal.  Again, as I said, with snow removal, space is tight.  How will snow removal and storage be handled?  If buses need to be removed, where will they be staged?  What about the emissions and run time on those emissions?  What affect will this change in use of this property on the property values of the people of Verplanck?  From what I’ve seen, an incomplete application and proposal that is not appropriate for Verplanck or for the town.  I therefore request that this application be rejected by the Planning Board.  
Mr. Thomas A. Bianchi stated thank you for your comments.  Any other speakers tonight?  I believe we will be adjourning this public hearing to – are those your comments?
Mr. Vaughey stated there’s a picture up with fuel spills on the sides of the buses that was taken today and there’s a picture with the brick films look like.  The concrete brick structures.
Mr. Thomas A. Bianchi stated yes, we’ve seen those.  We will be adjourning this public hearing to our June 30th meeting.  If there are no more comments from the public or from the board at this point. 

Mr. Peter Daly stated Mr. Chair I move that we adjourn to the next meeting, June 30th.

Seconded with all in favor saying "aye." 

Mr. Thomas A. Bianchi stated thank you everybody.

Audience Member: asked can you explain what that means?

Mr. Thomas A. Bianchi stated we’re going to have a similar opportunity for you at our next meeting for you to speak again or add additional comments.

Audience Member: May I bring a video to the next meeting…..
Mr. Thomas A. Bianchi stated if it’s short, yes.  I don’t know if we can do that.  I don’t know if we have the facility to do video on there.

Mr. Chris Kehoe stated if you want to bring video I’ll have our IT guy here and I’ll make it work.

Mr. Chris Kehoe stated just keep in touch with me leading up to the meeting and we’ll figure out a way to make it work.

Mr. Robert Foley stated I think that’s a good idea because we’re getting a different perspective and it wasn’t clear on some of the hours you were talking about, that’s why I asked about the pictures.  That would be helpful.

Mr. Jim Creighton stated if you have the file saved and you were going to bring it on the jump drive, you can just email it to Chris and he can make sure it’s on the laptop waiting for the meeting or the IT guy can make that happen.

Mr. Chris Kehoe stated another thing is, between now and the next meeting, the expectation is you will, whether on the plan or in narrative form, address as many of the comments as you can understanding there will be more comments the next meeting, but just for the public’s sake, part of the reason to adjourn it is two-fold: we have other items that we have to get to tonight and there’ll be another opportunity to offer the public to comment but then the applicant should start thinking about addressing the comments as well. 

Mr. Brad Schwartz stated absolutely.

Mr. Robert Foley stated can I also ask Mr. Vaughey, I don’t know the name, where was this taken?  Right on Broadway?

Mr. Tom Vaughey responded it was taken on the left house, looking down 11th Street onto Broadway?  I was walking the dog and I saw the buses coming down and I clicked a couple of them and that was one of the examples, but that’s only one of many.

Mr. Thomas A. Bianchi stated I believe we voted.

Mr. Brad Schwartz stated I was taking notes but it would be helpful if he submitted written comments so we can get a copy.

Mr. Thomas A. Bianchi asked sir, can we get a copy of your comments?

Mr. Brad Schwartz asked I thought he submitted.  It was just a photograph?

Mr. Thomas A. Bianchi responded those are just photographs.

Mr. Chris Kehoe stated if you can get them to me I’ll take care of it.
Mr. Chris Kehoe stated I’m Chris Kehoe.  I’m the Deputy Director for Planning.

Mr. Robert Foley stated the other picture, we saw them at both visits.  We talked about the brick making…..
Mr. Thomas A. Bianchi stated thank you everybody. 
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OLD BUSINESS: 

PB 1-14   a. Application of Hudson National Golf Club for Site Development Plan approval and a Special Permit for a Country Club and for Wetland, Steep Slope and Tree Removal Permits for a private golf driving range and teaching facility located on an approximately 19.4 acre parcel of property located north of the existing Hudson National Golf Club, south of Hollis Lane, as shown on a 3 page set of drawings entitled “Site Plan, Hudson National Golf Course Driving Range and Teaching Facility” prepared by Ralph G. Mastromonaco, P.E. latest revision dated January 5, 2015.

Mr. Bob Davis stated good evening.  I’m Bob Davis.  I’m the attorney for Hudson National Golf Club and with me tonight is our engineer Ralph Mastromonaco and our wetlands consultant Steve Marino of Tim Miller Associates.  Just to summarize very briefly when we met with you on May 5th, at that time we summarized all of the revisions to our tree mitigation plan which we had discussed with you on a few other occasions before then and we basically achieved the consensus of the board and staff as to our tree replacement requirements and as to our remuneration to the town for those trees we could not replace.  Tonight, we’ll move along to the topic of wetlands.  On April 20th, or thereabouts, Mr. Marino had submitted his initial report to the town and we’ve been waiting since then for the comments on that of your town’s consultant and we just received those, literally, tonight, mainly because the town had just received them today, the staff did.  We haven’t had a great opportunity, obviously and cannot really respond in detail tonight because they are fairly detailed, but Mr. Marino had already been working on revising and augmenting his report.  In any event, of course now we’ll address comments of Mr. Coleman hopefully prior to the next meeting and we also hope, as I discussed with Mr. Kehoe today to meet with the town staff in the interim and go over the mutual reports of the consultants and see if we can achieve some consensus as to how to proceed with that.  Of course, as we discussed at the last meeting, we’ve been on this with you for a while and with staff so we would like to get to the public hearing process as soon as we can.  Before I came in tonight, I guess you revised the scheduling for your July meeting up to June 30th.
Mr. Thomas A. Bianchi responded that’s correct.

Mr. Bob Davis continued and so if not for that meeting, certainly for, I would guess the next meeting is August 4th.  At this point, I’ll just turn the floor over to Mr. Marino and he’ll walk you through the status basically of the wetlands and water courses on the site and give an overview as to what we’ve been looking at so far in terms of mitigation and where we think we’re going with it.  Thank you.

Mr. Steve Marino stated good evening, Steve Marino, Tim Miller Associates.  I’m senior wetland scientist at Tim Miller’s.  I just want to kind of walk you through – this is kind of an introduction to the wetland and wetland issues on the site.  I just want to walk you through my wetland report and habitat assessment that’s been submitted.  As Mr. Davis mentioned, we have been in the process recently of collecting additional information on the site.  I’ve had a chance to take a look at Steve Coleman’s memo very quickly before we came in and some of the information that we’re in the process of gathering right now will address the questions that he’s had in his comment letter.  I’m confident that for the next meeting we’ll have that additional information provided to you and that we can sit down and have a discussion with Steve.  The graphics that I’ve provided tonight, Chris is going to run a PowerPoint for me.  It’s essentially, most of the information that’s in the report.  I just want to go through things quickly.  The map that’s up there now is a copy of the New York State DEC mapping for the area.  It shows that the project site is not in a DEC wetland or has a DEC-regulated water courses in it.  This is a blow up of the National Wetlands Inventory Mapping which is a federal wetland mapping.  It shows again the area in yellow there, is the 19.4 acre parcel and there are no federally-regulated wetlands shown on the MWI mapping on the parcel.  Just want to point out that on that 19.4 acre parcel, there’s about a quarter acre of wetlands on the total parcel that were flagged by Steve Coleman for the town. This is an aerial photo from 1947.  I just was kind of trying to demonstrate that, although we do have woods on the property now and a wetland pocket up in the northeast corner, that historically this site was cleared for farm land and agricultural use.  You can see the entire southern area there is cleared in the ‘40s.  My report includes mapped aerial photos from the ‘40s, ’60s through the current time to show how the site has developed over the years, but that in fact, historically this was a cleared site.  There are roadways through the middle of the property.  If you’ve walked the property, you’ll know that there are trails all through it, foundations, old spring heads, all kinds of things, all through the property indicating a previous use so that the forest itself is fairly recent in development.  Here’s a 2013 aerial, shows how that southern portion of the property has grown back in, over the last 50 years.  When you walked the site, you noticed that there is almost no understory, that the deer have roused it down, that most of the trees out there are very young in the 4 to 6-inch diameter class.  There are some larger trees along stone walls and such, as you’d expect, on old Egg’s property.  Then, in the report we have some photos of the actual wetland areas.  There are two wetland areas that were delineated by Steve Coleman on the property: the first is that upper photo you see there which, judging from the looks of it, was formerly a deep hole test pit of some sort that was dug on the property and has since filled in with water.  We did identify green frogs utilizing that pit.  They’ll use anything from tire tracks to any kind of rain puddles they can find.  That is flagged though, as town-regulated wetland.  So, we’ve acknowledged that that’s regulated by the town.
Mr. Kehoe asked and that is near the proposed building correct?

Mr. Marino responded yes, that’s near the teaching building on the southern portion of the site.

Mr. Foley asked and these pictures were taken just before you submitted the report?

Mr. Marino responded these pictures were taken in the fall, this past fall.  That bottom picture is an example of the foundations and other previously used human structures out on the site to kind of give you an idea of what’s out there, what was out there historically.  These are two shots of the larger wetland area: about 8,500 square feet in the northeast corner.  This wetland derives its hydrology from ground water seepage under the golf course so essentially, it’s water that’s being pushed out from under the golf course onto this hillside and is accumulating in one small, low, flat spot on the property.  These again are other photos.  The wetlands in these area are historically disturbed from previous activities.  A lot of Phragmites growing out there, the stilt grass which is on non-native invasive species is growing entirely through this wetland. There are some native wetland species in there as well.  The soils are poorly developed.  They’re basically stony soils.  This area is mapped as Chat Field Charlton which is an upland, stony, very rocky soil.  There are these small wetland inclusions in there because there’s ground water seepage coming out and being intercepted by that stony soil and there’s some breaks to the surface and that’s where you get wet areas and wetland plants can grow there.  So, functionally really what these things are doing is taking that ground water discharge and then channeling it down the hillside.  The entire property is sloped downward from, I guess, it’s kind of west, east to west.  We have one flat area and when you have one flat area in that, and if you have some ground water discharge in there, you’re going to get a wetland created and that’s what happened in this part.  This shows that, that characteristic of this northeastern wetland – the green area is what is flagged as wetland, about 8,500 square feet.  On part of that there’s an existing detention basin on the golf course.  When that fills up and overflows, water flows down through a pipe under the existing – that’s where the detention basin is exactly, and there’s a pipe right there.  Water flows out through that channel, becomes very channelized once you get off the golf course property and becomes intermittent course running down the hillside.  On the southern part of it, you have a similar situation but there’s no direct discharge to that.  Ground water seepage collects in that flat area which is shown in green, eventually gets concentrated in each channel and flows down the slope.  What you see there, the bluish area that’s kind of with a yellow background, that’s the water course portion that will be disturbed by the driving range construction and the green is generally the wetland portions that will be disturbed as part of that as well.  

Mr.  Rothfeder asked as well as the stream?

Mr. Marino responded that little stream is off site actually, that little piece of blue on the top there is off site so that won’t be disturbed but the greenish area – actually a portion of that greenish area won’t be disturbed, it’s only the green area from there further south – yes, that portion there is going to be disturbed.  This is a schematic of a possible mitigation plan for this site.  We need to replace approximately 7,000 to 8,000 square feet of wetland and what we’ve looked at – I had discussions with Steve Coleman when he and I walked the site.  What we’re looking at is the potential for diverting some of that ground water seepage and picking up some of the ground water that’s coming onto the golf course and discharging it just a little further down from where the new grading activities are going to occur in order to create smaller pockets of wetland on either side of the existing wetland.  Basically, it’s an expansion and restoration of the wetland on either side of the existing channels.
Mr. Foley asked is that in your April report, that particular…

Mr. Marino responded it is, yes.  The plans were attached, the full size plans.  The next shot is a planting plan that goes with that: the number of trees, small trees, larger trees and then shrubs will be planted as part of that to replicate the type of habitat and type of wetland that’s being impacted by the proposal.  Now, just recently I walked the site with some of the folks from the golf course as part of the biodiversity work that we’re continuing to do out there.  One of the comments that Steve has is that, although we’ve discussed habitat in our report and he’s in agreement with the type of habitat, he’d like to see more information as to what species specifically, plants and animals both are identified out there.  We have actually started that work in the last two weeks and are putting together a long list of an inventory of the species that are out there.  During the course of those walks, we did identify that there is an existing pond on the property, on the golf course, on the western edge of the golf course which does represent an actual – a very nice opportunity for mitigation rather than working on the slopes to the north.  By expanding the existing pond and the wetlands around it, I think we can come up with a significantly more wetland area of a higher value than we otherwise could on this property.  So, we’re exploring that possibility.  This is basically a schematic of what we could be doing out there.  Those black vertical lines that you see are the existing wetlands associated with that pond and the green areas are areas where the grading and the existing topography allows for us to actually do minor excavation and replanting, getting a lot of barb and other non-native species out of there and replacing it with native species in a wetland context.  We are looking seriously at this as part of our next submission as well.

Mr. Kehoe asked possibly in addition to what you’re already doing or in place of?

Mr. Marino responded in exchange for, rather than, because while I think we can do it on the north end, the logistics of getting that done in terms of machine access and such are a little more difficult.  This, I think, would be a better opportunity and it’s more accessible.  We’ll work with Steve on that as well because I know that we’re going to try to have a staff meeting with Steve and the Planning Board staff to try to resolve some of these issues.  But, I just wanted to bring up that we are looking at alternatives or other options that we can look at if the town and its consultants prefer.  If you build it they will come.  This is a snapping turtle I found while I was out there in the water quality basin that was built for the golf course as part of the original construction, snapping turtle laying her eggs just last week on the berm for the water quality basin.  If they say you can’t create wetlands and you can’t create habitat, well, some of the turtles and other animals think differently.  So, she was very content to be laying her eggs there.  If there are any questions, specifics, again, we’re in the process of doing additional work.  We’ll have more detailed information for you on mitigation as well as the wildlife and plant resources out on the site for the next meeting but I’m happy to listen to any questions if there are.
Mr. Steven Kessler asked and they’ve received Steve Coleman’s memo…

Mr. Kehoe responded I handed it to him tonight.

Mr. Steven Kessler stated okay, so you’ll look at that.

Mr. Steve Marino responded yes, we started looking through it.

Mr. Thomas A. Bianchi stated and we’ll need to look at it.  We just received it tonight too.

Mr. Steve Marino stated the things we’re doing right now seem to be consistent with many of the things that Steve’s asking for.

Mr. Thomas A. Bianchi stated we’ll expect, as you said, to work with staff between now and the next meeting and I believe we’re going to refer this back at this point.  I don’t think we’re ready for a public hearing.  Any other comments from the board members?

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

Seconded with all in favor saying "aye." 
Mr. Thomas A. Bianchi stated thank you.  Good night.

PB 4-14  b. Application of Mongoose Inc. for the property of Mongoose Inc., Commercial Real Estate Asset Management Inc., and JPG Cortlandt Inc., for Preliminary Plat approval and Steep Slope, Wetland and Tree Removal permits for a 6 lot subdivision (5 building lots and 1 open space parcel) of a 128.8 acre parcel of property located on the south side of Maple Avenue and on the east side of Dickerson Road and Hilltop Drive as shown on an 8 page set of drawings entitled “Subdivision of Abee Rose Situate in the Town of Cortlandt, Westchester County, NY” prepared by Badey & Watson Surveying and Engineering PC, latest revision dated October 16, 2014.

Mr. Fred Wells stated good evening, Fred Wells from Tim Miller Associates.  First I want to thank the board for making the site walk on Sunday.  Unfortunately, I wasn’t able to be there but some of the other guys from the team.  I think what I’d like to do is generally go over the comments that were made.  I got a briefing from John Dahlgren and John Kitzpatrick that were on the site walk and to see if there are any other comments or additional comments that the board has so that we can proceed.  I know that there were comments made by Steve Coleman who was also on the walk and we’ll take those under advisement.  I think our next step would be to take a look at some of those comments to see if we can tweak the plan and come back before the board.  Generally, the plan has not changed since you’ve seen it last, since it was submitted.  This is October from last year, the same plan: 5 lots, 4 lots on the south side which is up on the higher portion of the property and the higher portion of this graphic and then lot 5 is in the lower portion with access off of Maple Avenue.
Mr. Chris Kehoe stated I think based on the site inspection the board pretty much got an idea of where all those 4 lots are, it was pouring of course, but I think we managed to pretty much see everything.  We had to look off into the distance for some of the septic areas but I think they had a pretty good inspection up there and then they were able to spend much more time for lot 5 down on the bottom.  It was just the one lot and I know Steve had, similar to the last case he submitted a little while ago but he does have specific possible recommendations for building of walls and maybe some relocation of things.  Similar to the last case, I think we need to get together with Steve and you as a staff and see how some of his things could possibly be implemented.

Mr. Fred Wells stated yes, that’s what I would anticipate.  A number of the comments are easily addressed it’s just a matter of getting the detail down such as building wall on the edge of a disturbed area to the demarcation of where homeowners shouldn’t go beyond, that kind of thing…

Mr. Chris Kehoe stated and those are more specific biodiversity comments.  Glenn Watson was there and he spoke with Mike and the Planning Board brought up some specific concerns regarding potential for retaining walls or maybe some of the driveways could be shortened or shifted.  That’s more of an engineering discussion that we’d have to have with Mike.

Mr. Thomas A. Bianchi asked are there any comments from board members on the site visit?

Mr. Steven Kessler responded I guess my only comment is that we went out there many, many years ago and we thought it was a difficult site then and it seems to still be a difficult site now.  Even the things we talked about were really dealing with things around the edges.  I just think we’re making a sow’s ear out of a sow’s ear. 

Mr. Fred Wells stated granted it is a difficult site, it’s steep, it’s rocky, it’s very undulating.  I think we’ve done the best we can to try to find the most usable areas, certainly for septics…

Mr. Steven Kessler stated yes, but to get to all those areas, there’s significant disturbance that’s going on.

Mr. Fred Wells stated there are corridors that need to be built for say a pipe to get between the houses.

Mr. Steven Kessler stated but there are hills that have to be gone through with roads.

Mr. Fred Wells stated limited roads and one of the discussions I had was combining driveways, common drives…

Mr. Steven Kessler stated that was really the point of my reference, my little joke was that even just combining a driveway I don’t think gets us very far.

Mr. Thomas A. Bianchi stated I think there was lot, if I recall, was lot 3 and 4 that were problematic in terms of the elevations and drop offs.  I saw the stakes in the ground but I just couldn’t envision how a house would sit there and then the septics would…

Mr. Peter Daly stated the septic for lot 3 were one long ways away…

Mr. Steven Kessler asked Chris do you have this map up there at all?

Mr. Chris Kehoe responded I’m familiar with that map but I don’t have it here.  That would be the environmental constraints map.

Mr. Robert Foley stated also, what Tom was saying, excavating out where your current plans show.  Are you going to be blasting?  I would assume some of it has to be blasted.

Mr. Fred Wells responded not right now.  We’re not anticipating blasting but certainly there will be moving rock and moving soil.  There’s cut and fills required for the grade, there’s no question about that.
Mr. Thomas A. Bianchi stated we’ll let you get together with staff but I think we need to have further discussion on this that we’ll need to have among ourselves, especially at the next work session and see what the board would like to do.  Any other comments at this point?  We’ll refer this back.

Mr. Jim Creighton stated I move that we refer this back to staff.

Seconded with all in favor saying "aye." 

Mr. Fred Wells stated thank you.

Mr. Thomas A. Bianchi stated good night.

PB 2-13      c.
Letter dated April 22, 2015 from Dan Ciarcia, P.E. and a plan entitled “Site Plan, Garden Supply Center, prepared for Earthcon Equipment and Realty, Inc.” latest revision dated May 15, 2015 also prepared by Dan Ciarcia, P.E. requesting Planning Board approval for changes to the approved Site Plan for the Earthcon Garden Supply Center.

Mr. Dan Ciarcia stated we went through the Draft Resolution that’s before the board.  As you know, the issue I guess to date has been the storage of the rock on site.  To date, since we first began having this discussion with the board, we’ve gotten rid of about a third of it.  Generally speaking, the only request we would ask is that because we’re coming in the tail end of the active landscaping season, things will die down now, to some extent, through the July/August and you have for September 1 to remedy this.  Our request would be to maybe push that out another month in that there’ll be another uptick in activity going into the fall landscaping season and that will give us an opportunity to try and move a little more of that rock out of the yard.  Other than that we had no objection to the Resolution as drafted.
Mr. Thomas A. Bianchi stated this being June, you’ve got all of June, July, August, September and that would be 5 months to get rid of that rock?

Mr. Dan Ciarcia responded I guess what I’m saying is a couple of those months are not good months for getting rid of it.  As we’re going to return to you pursuant to the Resolution back in December, you are kind of keeping us on a short leash anyway so we need to report back to you as to what’s going on so we would just respectfully request that maybe if we can at least buy another month, at least take advantage of the fall landscaping season.

Mr. Thomas A. Bianchi asked on this board, anybody want to comment on that: pro or con?  It seems to me that September 1 is a sufficient amount of time, especially if we’re asking you to appear on December 1st, reappear to us.

Mr. Peter Daly stated I’d be surprised if they get rid of it by then or if another month would help frankly.

Mr. Thomas A. Bianchi asked you’re requesting what, October 1st?

Mr. Dan Ciarcia responded yes, at least another month because September, things pick up again.  It’s just that there’s sort of a lull in mid-summer in the landscaping business. 

Mr. Thomas A. Bianchi stated I think we can probably consider that.

Mr. Dan Ciarcia stated I appreciate that.

Mr. Thomas A. Bianchi stated that would be condition 1 would change to October 1.

Mr. Dan Ciarcia stated thank you.

Mr. Thomas A. Bianchi stated condition 2 would remain to reappear before the board on December 1.  Is that okay?

Mr. Dan Ciarcia responded that’s fine.  Thank you.

Mr. Jeff Rothfeder stated Mr. Chairman I move that we adopt Resolution 10-15 with the change in condition 1 to October 1st.

Seconded with all in favor saying "aye." 

Mr. Dan Ciarcia stated thank you very much.

Mr. Thomas A. Bianchi stated good night.

PB 7-14      d.
Letter dated April 23, 2015 from Ron Wegner, P.E. and a plan also dated April 23, 2015 entitled “Tenant/Use Layout Plan-Building Plan for Appian Way Ventures, LLC” prepared by Cronin Engineering, P.E., P.C. seeking Planning Board approval for new tenants located in the existing industrial building at 260 Madalyn Avenue as required by Condition 4 of Planning Board Resolution 4-15 (see prior PB 6-09).

Mr.  Bob Losier stated to make a long story short I think there was a violation on the building Chris, and Ron submitted a letter and he also submitted, I hope to you, the new tenant or tenants that are actually in the space and the type of business that they’re doing there and whether or not they needed a Special Permit to do the type of business that they’re doing in the space.
Mr. Chris Kehoe responded my understanding is that, and we’re basing this of Holly Haight’s memo, email, which I know you got and I believe I’ve heard from Code Enforcement that you’re working on addressing this.  You have addressed it, but in here, and I double checked with the Director of the office, Martin Rogers and they are pretty adamant that there is body work going on in one of the tenant’s spaces that they don’t classify it as auto repair, they classify it as body work. 

Mr.  Bob Losier stated I asked them to be here tonight but they weren’t able to make it.  They reiterated that what they do is considered light mechanic work.  They take a standard car and they increase the horse power.  It’s all internal engine work.  And I said “what is auto body work considered?”  My definition, and I know nothing about it would be auto body work is you get into a car accident, you have to have machines and stuff to help take the bangs out or replace parts, spray paint and all that stuff.  They don’t have any of that stuff.  They don’t do any of that type of work.  I guess it really all comes down to what is the definition.

Mr. Chris Kehoe stated I think the solution is not really to have the discussion in front of the board.  The issue is if it’s determined that it’s body work, I believe, and I don’t know if this was just based on agreement but if it requires a Special Permit we would require you to make a new application to the Planning Board, you get a new case number, a new fee.  If it is a permitted as-of-right use it would be up to the board to determine if it’s innocuous enough, they could do it for correspondence, something like that.  If you want us to meet again to have them go face-to-face with Code Enforcement to settle once and for all…

Mr.  Bob Losier stated yes, because I mean I know – I like Holly and I’ve met her quite a few times and Martin, he’s a great guy as well, but I never really had a chance to talk to her about why she thought that was auto body work.  At least all the times that I’m down there, and I’m down there at least three times a week, what these guys are clearly doing, which is really why I’m upset that one of them wasn’t able to make it tonight, I don’t see it.  Auto body work is fixing the outside of a car.  It requires banging and certain types of machines inside to do that type of work.  They have a lift.  You can’t possibly do auto body work with just a lift.  They go under the car.  They change the spark plugs.  They do general work, that’s kind of what they do.  If you get a chance to go down there and see them work, they’ll clearly see what they do on a daily basis.

Mr. Chris Kehoe stated this needs to be resolved in order for you to proceed with the spray booth as part of the other approval.

Mr.  Bob Losier stated actually, to give you a little update on that, there’s a big hold on that as well because when I looked into all the construction cost and this and that, I was like “oh boy!”

Mr. Chris Kehoe stated I figured something because if you really wanted the spray booth I thought you’d be after us a little bit more.

Mr.  Bob Losier stated definitely not.  What I really want though is I’d really like to get whatever needs to be done – Appian Way is looking to make sure that it gets done, we understand that the type of businesses that are allowed, it’s all allowed to be done, whether or not a Special Permit is needed or not, the question was not just with whether or not that was considered auto body which we believe it’s not, but also one space that was updated by Ron that he’s doing light welding as well and that might require a Special Permit so we were looking into that as well.

Mr. Chris Kehoe stated I think we need to have a meeting.

Mr. Jim Creighton stated yes, and it will be pretty simple.  The definition isn’t up in the air it’s right in our zoning code so you’re either going to fit into automotive body and paint shop or automotive repair shop.  What you’re describing is one of those two and if Holly saw something, she’s going to be the one that’s going to be running that but you guys can have the discussion and it’s going to fit into one or the other category.

Mr.  Bob Losier stated so I’ll meet with Chris some time…

Mr. Chris Kehoe stated you can set it up through me and then I’ll get Mike and Holly and Martin and we’ll have a meeting.


Mr. Bob Losier stated perfect, when can we do that?

Mr. Peter Daly stated Mr. Chair I move that we refer this back to staff.

Second with all in favor saying "aye." 



*



*



*
ADJOURNMENT

Mr. Jim Creighton stated Mr. Chair, it’s 9:53, I move that we adjourn.


*



*



*
Next Meeting: TUESDAY, JUNE 30, 2015
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