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North Salem Planning Board Minutes 
August 15, 2012 

7:30 PM – Annex 
 

PRESENT:  Cynthia Curtis, Chairwoman  Warren Lucas, Supervisor 
   Charlotte Harris, Board Member  Amy Rosmarin, Councilwoman 
   Robert Tompkins, Board Member  Steve Bobolia, Councilman 
   Gary Jacobi, Board Member  Bruce Buchholtz, Councilman 
   Bernard Sweeney, Board Member 
   William Agresta, AICP 
    
ABSENT:  Roland A. Baroni, Esq. – not required to attend 
    
ATTENDANTS:    Highgate/Woodlands Jon Dahlgren 
          Tim Miller 
          Brad Schwartz 
          Peter Gregory 
          Rich Williams 
          Michael Plottel 
  
Chairwoman Cynthia Curtis calls the August 15, 2012 North Salem Planning Board Meeting to order.  
 
WORK SESSION: 
 
1. Highgate/Woodlands:  Michael Plottel          (owners – JoFlo of North Salem) 
 Subdivision       (location – Reed Road) 
 

 Overview of Supplemental Draft Environmental Impact Statement (SDEIS) 
 Consider Scheduling a Site Visit With the Town Board 

 
Cynthia states a Supplemental Draft Environmental Impact Statement (SDEIS) is about to be submitted for 
this Project.  Cynthia states she thought it would be helpful for the Planning Board and Town Board to have a 
little historic overview of what the whole application process was about, and to have an overview from the 
Applicant on the specifics of the proposal.  Cynthia states she would like to take one minute to give a little 
history of the Site for those new Board Members who haven’t been following this Project since the 70’s.  
Cynthia states that the zoning change took place in the 70’s.  Cynthia states this was always a residential area. 
 The last month of 1977 we were petitioned by Judith Sheer to rezone just one of the lower portion lots to 
allow hotel use.  Cynthia states that was reviewed by the Planning Board, and the then Town Board, in 
approximately June of the following year the zoning was put in place.  Cynthia states, to her knowledge, the 
Applicant at that time never filed an Application for a hotel.  Sometime after that JoFlo purchased the property 
and they did file an Application.  They filed an Application at a height of North Salem when so many 
applications were going on.  We had plastic factories at one end of Hardscrabble Road, warehouses, and large 
housing developments up and down Route 22.  It prompted the Planning Board to take a hard look at the 
Town, and they started what became the 1985 Master Plan.  Cynthia states the Application, only for a hotel on 
this property was in full force at the time.  The Planning Board completed their Master Plan.  The Town Board 
told them to do a Zoning Ordinance.  When that product went over to the Town Board, the Town Board 
changed the zoning on this Site.  That is what put the matter into Court.  Sometime after that there was a 
Settlement reached.  Cynthia states the Settlement did not involve rezoning the original piece that had been 
zoned for a hotel, but in looking at the entire 160 acres, the Settlement allowed for a commercial use in the 
center, with homes around it.  Cynthia states the hotel had gone through an Environmental Impact Statement 
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(EIS) process which was never finished.  When the first Settlement happened, the commercial use in the 
center of the property never had a finished EIS.  Cynthia states then there was a change in concept, and a 
change in the Settlement to take the center of the property and rezone it for residential 55 and older, which 
prompted a Supplemental Environmental Impact Statement (SEIS), so we are constantly building on all of 
these environmental documents.  We are finally at a stage, we think, where the SDEIS for this current 
proposal is ready to be put out there for all the involved and interested agencies to begin looking at it and 
working on the  review of it.   
 
Cynthia introduces Michael Plottel and tells him to feel free to make any corrections he would like to her 
quick summary.  Cynthia states we would like to focus on where we are now.  Cynthia asks Mr. Plottel to 
introduce his team.   
 
Michael Plottel states they are very glad to be here tonight.  Mr. Plottel states he is a registered architect, 
representing the Applicant, JoFlo of North Salem.  Mr. Plottel states that many of you may remember this 
project as Mr. Lukashok’s Project and states that Alvin Lukashok was his father-in-law.  He died last year in 
June of 2011.  Mr. Plottel states that Cynthia gave a distinct and complete history of the Site, and summed up 
where it has been.  Mr. Plottel states he started off driving Mr. Lukashok back and forth to the Site.  Mr. 
Plottel states he married into this Project.  Mr. Plottel states he asked his wife if she married him for his 
knowledge of SEQR, or because she loved me.  She smiled and said “what do you think”.  Mr. Plottel states 
that through this process he has gotten to know North Salem.  It is a very beautiful place.  Mr. Plottel states it 
is the goal of his family and JoFlo of North Salem, in developing this parcel, to make it a parcel that will be a 
welcomed addition to North Salem, and have value in all the tangible and intangible ways.  We would like to 
be a good neighbor for North Salem.   
 
Mr. Plottel states his Development Team is here with him tonight.  Mr. Plottel introduces Brad Schwartz from 
Zarin and Steinmetz, their Counsel; Tim Miller and Jon Dahlgren from Tim Miller Associates, Inc., their 
Planning Consultants; Peter Gregory of Keane Coppleman Gregory Engineers, their Engineering Firm, and 
Rich Williams from Insite Engineering who is providing guidance in regards to their SWPPP.   
 
Mr. Schwartz states he is from Zarin and Steinmetz.  They are representing the Applicant in this matter.  We 
are here tonight to present the Town Board and Planning Board with an overview of this Project in advance of 
the Public Hearing which has been scheduled for September 11th under SEQR.  Mr. Schwartz states the 
SDEIS has recently been accepted as complete under SEQR.  The next step will be to hold a Public Hearing.  
Mr. Schwartz states the project overall is proposed to have 76 multi-family units in the central portion, of 
approximately 39 acres.  Mr. Schwartz states to accomplish those multi-family units they will need a rezoning 
from the Town Board in order to change from the current R-1 zoning to a new multi-family district.  A draft of 
the new re-zoning was prepared back in 2005 and is included as an appendix in the SDEIS.  Mr. Schwartz 
states that around the perimeter of the property there will be 42 single-family homes, which will be 
constructed in accordance with the current R-1 zoning.  Mr. Schwartz states there are various components, 
such as private road network, Sewage Treatment Plant, Water Treatment Plant, and congregation parcels.  Mr. 
Schwartz states that Mr. Miller will walk us through the components of the Site Plan. 
 
Mr. Miller refers to a topographic map which shows the boundaries of the property.  Mr. Miller states the 
property has frontage on Reed Road.  It also has a connection to Sun Valley Road.  Mr. Miller states the 
property is northwest of I-84.  Mr. Miller shows on the map where the boundary with the Town of Southeast 
in Putnam County is located.  Mr. Miller refers to an aerial photograph which shows an outline of the 
property,  where I-684, Reed Road, Juengst Road, Route 22, and Sun Valley Road are located.  Mr. Miller 
states that Sun Valley Road has a gravel connection that leads to a cell tower.  Mr. Miller refers to four out-
parcels that are not part of the Project Site.  Mr. Miller states the Site is undeveloped and wooded.  There are 
remnants of older out-buildings.  Mr. Miller states there are areas of wetlands and intermittent streams.  Mr. 
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Miller states this property was a challenge, because topographically, it is on a hillside.  Mr. Miller states the 
section situated along Reed Road has steep topography.  Mr. Miller states that designing a road was a 
challenge, and something they looked at early on in the Project.  Mr. Miller states the proposal is to build a 
Town Road for a portion of the road network.  Mr. Miller states they are proposing a boulevard style road with 
a turnaround that could be used by buses and postal service.  Mr. Miller states the road will be wider and 
offered for dedication to the Town.  Mr. Miller states the road will become a Private Road internally.  It will 
be approximately 22 feet wide, with 4 feet shoulders.  The road will be maintained by the future residents of 
the Project.  Mr. Miller states there is an emergency access proposed that connects with Sun Valley Drive.  
Mr. Miller states that meetings were held with the Fire Department.  Mr. Miller states they have proposed a 
Plan providing emergency access at acceptable grades, as far as the Fire Department was concerned.  Mr. 
Miller states that the meetings took place with the Fire Department in 2008.  Mr. Miller states there will be a 
maximum slope of approximately 14%.  It will be paved and 12 feet wide.  Mr. Miller states, as Mr. Schwartz 
mentioned, the Project will have 76 active adult townhomes.  Mr. Miller shows on the Plan where the 
townhomes will be located and states they will be in the center area of the property, and on 39 acres of land.  
Mr. Miller states there will be 19 buildings.  Each building will have four residential units.  There will be a 
mix of one and two bedroom units.  There will be 28 one bedroom units, and 48 two bedroom units.  Mr. 
Miller states that this portion of the property will have its own recreation community building.  It will have 
attractive landscaped tree frontage, shared gravel ways, and garages on the side of the buildings.  Mr. Miller 
states the units have been designed to meet the density and bulk requirements of the proposed multi-family 
district.   
 
Mr. Miller shows on the Plan where the 42 single-family residences will be located around the perimeter of 
the townhomes and states they will be on individual lots ranging in size from 1 acre to 6.4 acres.  Mr. Miller 
states they are all zone-compliant and comprise a total area of approximately 72 acres.  Mr. Miller states that 
all of the homes will be market-rate and it is anticipated they will range in size from 2,500 square feet to 4,500 
square feet.  Mr. Miller states they too will have their own recreation and community building, which is 
shown on the Plan on the corner of Road B and Road A.  Mr. Schwartz states that all of the lots and homes 
meet the R-1 zoning district requirements.   
 
Mr. Miller shows the location of the Sewage Treatment Plant on the Plan which will treat the wastewater from 
the Project. The Plant will be located on a 14-acre parcel.  Mr. Miller shows on the Plan where all the 
wastewater will be treated and discharged into sub-surface disposal fields.  Mr. Miller states that the fields 
have all been tested and subject to mounding analyses to make sure the sizing, soil conditions, and technical 
conditions will accommodate the flows from the Project.  Mr. Miller shows the location of the Water 
Treatment Plant on the Plan.  The Plant will be located on a 3.1 acre parcel.  Mr. Miller states that well 
pumping tests were conducted during this process on a four-well system.  Mr. Miller states the tests were 
pumped at more than twice the daily demand.  Mr. Miller states the results of those tests indicated that the 
design for 40 gallons per minute could be accommodated by the well system. 
 
Mr. Miller states that they went through a number of iterations of this Project since 2008.  Some came about 
as the result of submissions of the SEIS to the Town and their advisors.  Some came about due to changes that 
took place in the New York City and State guidelines for stormwater management.  The guidelines were 
changed in 2010 requiring much more significant stormwater treatment and phosphorous removal.  Mr. Miller 
states as a result, they lost a number of single-family lots.  The original proposal was for 49 single-family lots. 
 Seven of those lots are no longer being proposed.  Mr. Miller refers to the configuration of the single-family 
lots and states the Town preferred that there be no variances or flag lots.  We basically were able to have the 
reduction in density conform to the stormwater management requirements of New York State and New York 
City Department of Environmental Protection (NYCDEP) so as not to require any variances.   
Mr. Miller states the wetland disturbance is well under 1/10th of an acre.  Mr. Miller states there are intrusions 
into wetland buffers.  There is a detailed Wetland Mitigation Plan that includes species management and 
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buffer enhancement. 
 
Mr. Miller states it has been indicated the Project does include recreation and community centers for all of the 
residents.  There will be sidewalks and a passive recreation walking path.   
 
Mr. Miller states the SDEIS has a substantial amount of technical information for which he will not get into all 
of it tonight.  This information will be distributed to the Town.  A copy will be at the Library, and posted on 
the internet.  Mr. Miller states the Town Website will have a link to the entire document, so everyone will 
have free and easy access to it.  Mr. Miller states the SDEIS does include a fiscal impact analysis.  It shows 
there will be a positive fiscal impact to the Town and the School District.  There will be an annual surplus to 
the Town of approximately $40,000 a year based on projected revenues and costs, and a surplus to the School 
District of approximately $250,000 a year.     
 
Mr. Gregory states his office has been involved for some time now working with these Plans and the proposed 
development.  They have been involved in terms of the designs of the road, and have designed the sewer 
collection system as well as the treatment facility.  They designed the water distribution system and the central 
water supply that has been proposed.  They have also been working on developing a stormwater plan.  There 
are approximately 12 design points throughout the property where analysis has been performed to determine 
the impacts of the pre and post development conditions.  The work that they have developed at this point in 
time has been updated to conform with new regulations that have been put forth by the State, as well as 
NYCDEP.  Mitigation in terms of detention basins have been provided.  They have demonstrated that they are 
able to continue the flows in those locations.  They have also been able to provide stormwater treatment in the 
forms of sand filters, infiltration areas, and micro-pool detention basins through the Site.  Those have been 
located in areas where they will capture the runoff that is being generated on the impervious surfaces 
associated with the roadways, namely Road A, at the entrance.  We have stormwater areas that are located 
within the multi-family portion of the property that will capture driveway and roadway runoff and treat them 
in areas on both sides by discharging onto the road; similar to the lower portions of Roads A and B which are 
collected and treated in the northern corner of the property.  Mr. Gregory refers to Road C and states they have 
areas designated for stormwater treatment.  Also, on the individual parcels, they are providing areas where 
they can capture and treat at the source to try to minimize the impacts downstream.  Mr. Gregory refers to the 
areas around the homes, as well as the roadway system and states they all take advantage of green 
infrastructure practices, as they occur on the Site.  Mr. Gregory states they have been working with the 
Consulting Engineer for the Town to demonstrate conformance. 
 
Cynthia refers to the entrance road and states it is proposed to be a Town Road to the loop and asks if there 
was ever a proposal to have a Private Road for the entire length of it and have a turnaround for buses right at 
Reed Road?  Cynthia states she is not so much concerned that they are introducing a little bit of a Town Road, 
but it is an extreme steep slope, and there will be a lot of cuts to create it.  Cynthia asks if the road wasn’t a 
boulevard would that cut back on the amount of cut, fill, and disturbance, such as if it were to be kept as a 
Private Road?  Mr. Miller states there never was a proposal to his knowledge of that nature.  Mr. Miller states 
they wanted to have a boulevard so that the road would be less likely to be closed because of slope failure or 
tree failure.  We wanted to make sure there would be enough road width.  Cynthia states a boulevard will only 
get you in a couple hundred feet.  Mr. Miller states that is right.  Mr. Miller states it would also be a safe 
location for school buses due to the dead end.  Cynthia states Reed Road is a dead end.  There is very little 
activity on it except for the four homes.  Cynthia states it may be something to consider.  Mr. Miller does not 
know whether it would change the amount of cut that would have to take place, as it is a deep cut.  Cynthia 
states that would be the question.  Mr. Miller talks about the cross-topography of the property.  Mr. Miller 
states they did do a study as it came up earlier in the process.  Cynthia asks whether a lot of rock-cutting and 
blasting will have to take place to get the road in.  Mr. Plottel states there is a fair amount of rock.  Mr. Miller 
states there is a 20 foot cut, and they expect to hit rock in North Salem.  Mr. Miller refers to a winter 



Planning Board Minutes – 08/15/12 5  

projection of the road and states there will still be the retention of natural vegetation.   
 
Cynthia refers to the emergency access road and asks whether it follows the current access road to the tower, 
or deviates from it.  Cynthia would like to see on the Plan where the road to the tower is located.  Mr. Gregory 
states the entrance remains to a certain point, where they will be deviating to come up into the rear of the road. 
Cynthia asks if that is taking the Plan back to the original cut.  Cynthia states there was a change in the access 
road.  Mr. Gregory states there was a change that they had shown.  They were trying to pick up additional 
length, but realized they were too close.  Mr. Gregory states that topographically there is a large rock 
outcropping.  A deviation occurs, and then the road continues off and goes to the tower.  Cynthia does not 
know whether this information is being taken from the initial design of the road, because something happened 
a few years ago.  The road going up to the tower shifted.  Cynthia was wondering why the Plan was not to 
follow the path of the new road.  Mr. Gregory states they are trying to create enough length to have a 
reasonable grade that has been requested by the Fire Department.  Mr. Gregory talks about providing 
stormwater mitigation.  Cynthia states she would like verification that the route of the existing road is what is 
being shown now, or whether it has been changed.  Cynthia confirms with Mr. Gregory that he is aware of 
this, and he tried to get the cut. 
 
Cynthia refers to the community well at the top of the property and asks how close the stormwater basins are 
in relation to the well?  Cynthia refers to the Plan and shows where the community well is located.  Cynthia 
states that water is a big topic in Croton Falls.  Whenever we have a good well, we want to make sure it stays 
good.  Cynthia states that is another area we will be looking closely at.  Mr. Gregory states it might be 100 
feet.  Cynthia states she does not know what the long-term effect might be of all these new stormwater 
practices and their proximity to wells.  Cynthia states that is something we all have to start thinking about.  
Cynthia states she knows what the current Board of Health rules are, but we are introducing lots of stormwater 
practices.  Cynthia states that this is something to take a close look at, as well as the hydrogeoloist for the 
Town.   
 
Cynthia states that is all she has at this time and asks whether any of the Planning Board or Town Board 
Members have any questions. 
 
Supervisor Lucas asks if Mr. Gregory has any idea yet of what the net phosphorous load will be and whether it 
will be less than or the same as what is currently on the Site.  Mr. Gregory is not sure off the top of his head.  
Cynthia states that question had come in and a request was made to see if the amount could be reduced, or 
have something off Site.  Cynthia states the details will be in the EIS.  Supervisor Lucas refers to the four lots 
that had previously been discussed and would like to know whether those lots have homes on them.  Cynthia 
confirms they have homes on them.  Supervisor Lucas refers to one of the lots on the end and asks if it is close 
to the property line.  There is a discussion about the driveways for those lots.  Mr. Miller states it is a wacky 
carving of land.  There is a discussion about the land that DOT owns. 
 
Cynthia refers to the recreation centers and states she thought there was a reference to swimming pools for 
each of the two communities.  Mr. Miller states yes, each community will have their own pool.  Cynthia talks 
about further disturbance that may occur once the homes are in.  Cynthia believes the limit of disturbance is 
shown on the Plan with two different color codes of green and asks if there will also be an Envelope of 
Construction so there will not be future disturbance in the darker green areas.  Cynthia is talking about a 
Development Envelope so that no one puts any structures or disturbance takes place beyond a certain point.  
There is discussion about a Restrictive Covenant.  Cynthia states there are a lot of steep slopes.  One by one, 
people may want to put in their own pool, which will have a major impact.  Cynthia states we are doing a 
great job now in trying to identify all of this and avoid it, but what about tomorrow?  Cynthia states that is 
when an Envelope of Construction would be necessary.  Cynthia is not sure she is using the right terminology. 
 There is a discussion about Building Envelopes.  Supervisor Lucas states the issue will be stormwater.  
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Cynthia refers to the alternate emergency road that is in between the two communities and asks what the grade 
is.  Mr. Gregory states he believes it is 10%.  Mr. Gregory shows the road on the Plan.   
 
Cynthia asks if there are two areas that are proposed to be permanent open space.  Mr. Miller shows an area of 
9 acres on the Plan, as well as wetland areas.  Cynthia asks if this will be a Conservation Easement or 
something else to keep it in its natural state.  Mr. Dahlgren states that at this point, Wetland A is part of a 
larger multi-family parcel.  Mr. Miller states it is all regulated by the Town.  It is a regulated wetland and 
buffer.  He doesn’t see a major issue with having a Conservation Easement.  Mr. Schwartz talks about 
ensuring the long-term conservation of areas.  Councilwoman Rosmarin refers to the light and dark green on 
the Plan and asks whether the light green areas around the homes may be lawn.  Supervisor Lucas asks for 
clarification as to what the light green means.  Mr. Miller states there is light green around the homes, which 
could be a Development Envelope or potential Envelope of Disturbance.  The dark green around it is an area 
that we don’t anticipate being disturbed. Mr. Miller states the dark green around it is wetlands.  
Councilwoman Rosmarin asks about the medium green.  Mr. Miller states the medium green area is expected 
not to be disturbed.  Councilwoman Rosmarin refers to people who may want to put in a pool, and a concern 
about the stream impact.  Cynthia states that is why she spoke about an Envelope of Construction, so a 
structure would not be allowed without reopening the planning process.  Cynthia states that we had a similar 
situation with another subdivision.  In order for the person to cut a temporary road, they had to come back 
before the Planning Board.  Supervisor Lucas states a Conservation Easement would not allow someone to do 
that.  Cynthia states that is correct.  A Conservation Easement is a restriction.  If someone has an Envelope of 
Disturbance, they would require Planning Board approval for any future disturbance.  Cynthia states there are 
different levels of approaching this, and we should look at it when moving forward.  Councilwoman Rosmarin 
talks about homeowners being able to clear their yards.  Cynthia states yes they would be allowed to do that.  
Mr. Schwartz states the homeowner would have to conform with the Town’s tree removal regulations, and 
receive a Permit.  Will states that the SDEIS has been written with impact evaluations based on the light green 
areas.  Cynthia states that once these are individual lots, there may be mounting impacts.  Councilman Bobolia 
states that it may be easier for some homeowners than others if they have a lot of soil.  Others may have a lot 
of bedrock, and will need to blast.  Mr. Plottel asks what current regulations exist now.  Supervisor Lucas  
states they are limited with the amount of trees they may cut down.  A Building Permit would be required.  
There is control at Site Plan time.  There is not a lot of control once someone has their own lot.  Mr. Williams 
states there is also a stormwater ordinance, where a Town sign-off would be required if someone is disturbing 
over 5,000 square feet.  Mr. Williams states there is a minimum 5,000 square foot threshold.  Supervisor 
Lucas states an issue with the higher lots in regards to stormwater, and the visibility of the homes. 
 
Councilman Bobolia refers to the governance and controls and asks if the communities will be subject to an 
association.  Mr. Schwartz states that there will be three associations.  A master association would govern the 
entire Site such as facilities common to the roads, stormwater facilities, and water/sewer plant.  Mr. Schwartz 
refers to the individual recreational facilities that are unique to the multi-family and single-family homes as 
having an individual association.  Councilman Bobolia asks whether the single-family homeowners may walk 
around the pond or wetlands behind the multi-family homes.  Mr. Gregory states yes.  Councilman Bobolia  
asks whether each community will have their own recreation building and pool that only they may use.  Mr. 
Gregory states yes.  Councilman Bobolia asks if the Sewage Treatment Plant and water will be used by 
everyone.  Mr. Gregory states yes.  There is discussion about the SPEDES Permit.  Will confirms there will be 
no septic’s.  Supervisor Lucas asks how many wells there are.  Mr. Gregory confirms there are four wells.  Mr. 
Gregory shows the location of the wells on the Plan.  Cynthia asks Mr. Gregory to point out the fields to the 
Sewage Treatment Plant.  Mr. Gregory shows the fields on the Plan.  Mr. Schwartz states that LBG is the 
consulting firm they hired to evaluate the potential impacts from the offsite fields.  That study will be included 
in the EIS and will state there will be no offsite impacts.  Councilwoman Rosmarin asks for confirmation that 
the water will not have a negative impact on any aquifer.  Mr. Schwartz states that is correct, not anything 
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offsite.  Mr. Miller states it will be treated wastewater. 
 
Cynthia asks if there was a break in a sewer line, would the sewage end up in one of the stormwater basins?  
Cynthia asks what would happen if there is a break?  Cynthia asks how the sewer lines will run and whether 
they will be along the road.  Mr. Gregory states that right now it will be a combination of gravity and pressure 
lines. Mr. Gregory shows the sewer lines and states everything will go through the roadway system.  Mr. 
Gregory states there are a couple of easements.  Supervisor Lucas asks if it will be a low pressure system.  Mr. 
Gregory states the majority is gravity.  There is a small portion that will be low pressure.  Mr. Gregory talks 
about the chance for overflow and states there will be operators that will be involved with running both the 
water and sewer plant on a daily basis, once if not twice a day.  Cynthia states we don’t have a lot of 
experience with this.  We only have one private plant in the Town, and the school has one private plant.  Mr. 
Miller asks whether these systems have computer monitoring.  Mr. Gregory states yes. 
 
Councilwoman Rosmarin states that Mr. Plottel mentioned that this would be a welcome addition to the Town 
and asks Mr. Plottel to tell her why we would welcome it.  Mr. Plottel states it is their desire that it will be 
welcomed.  Mr. Plottel states the houses will be beautiful and the lots will be spacious.  Mr. Plottel states that 
people will come to live here, people who want to live in a place like North Salem.  Mr. Plottel states that they 
are offering recreation, and open space.  At the same time, they are attempting not to be a burden on the 
neighbors.  There has been a lot of work in regards to stormwater, and the Water Treatment Plant to make sure 
we are not disturbing our neighbor’s wells.  There is a projected positive fiscal impact on the Town Budget.  
Mr. Miller states it is also the implementation of the Master Plan.  The Site has been designated for residential 
use for a long time.  Cynthia states not quite at this density.  Mr. Miller refers to the senior housing and states 
this was agreed to by the Town.  It is an implementation of something that was agreed to between the Town 
and the Owners.  This basically brings to fruition what has long been in the Town’s plans and agreements.  
Councilwoman Rosmarin states that her concern is that this will almost double the amount of households in 
Croton Falls.  Councilwoman Rosmarin states that Croton Falls is a tiny Hamlet, and they already have traffic 
problems.  Councilwoman Rosmarin states a concern about the density.  Cynthia states that Councilwoman 
Rosmarin is absolutely right.  There are about 150 households in the Hamlet, and there have been traffic 
problems.  There is very limited parking and shopping availability.  There is discussion about where the 
people will go for their everyday business.  Cynthia states they will be going all over the place, like Carmel 
and Danbury.  They will be cutting through North Salem.  Warren states I-684 is right there.  Cynthia states 
that not everyone chooses to travel on I-684.  There is a discussion about people taking the train.  There is a 
discussion about a shuttle.  Cynthia states it will double the size of the community.  Mr. Miller states that 
when plans are implemented, and growth takes place, there will be a reaction in the world.  Some businesses 
will prosper because there will be more activity.  Other businesses may choose to locate in an area where there 
is activity to support it.  Mr. Miller states that change happens and the world responds.   
 
Cynthia states if there are no more general questions she would like to get into details about where go next 
with this Application.  Cynthia confirms that three sets of the Plans have been delivered for the final review.  
Cynthia asks Mr. Plottel if the authorization is in place for the Consultants to begin their reviews.  Mr. Plottel 
states yes.  Cynthia states the appearance of the Applicant tonight will be an additional add on, as she had 
mentioned on the telephone to Mr. Plottel.  Mr. Plottel states yes, he agrees, for the portion of the Meeting in 
regards to their Project.  Cynthia talks about the circulation taking place when everything is complete and in 
order for distribution.  Cynthia states a Draft of the Distribution List was given to Mr. Plottel and Supervisor 
Lucas.  Cynthia states that we have made great strides in flipping hard copies into electronic copies.  We are 
also going to suggest people view the documents via the website.  Cynthia states that the Planning Board has 
been taking electronic copies.  Cynthia states the Plan is very difficult to follow.  Cynthia talks about full and 
half sets of the Plans.  Cynthia talks about having a full size of one of the Plan Sheets.  Cynthia refers to Sheet 
OS-1 and states that may be a good one.  Cynthia asks the Town Board Members what they prefer.  
Councilman Bobolia states he would like a full size copy of that sheet.  Cynthia states we will revise the list so 
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that the Town Board and Planning Board receive one full size copy of Sheet OS-1.  Cynthia states she has a 
full size set in her office in case anyone wants to take a look at it and pick a different page.  Cynthia asks Mr. 
Miller if he has a different sheet with lot numbers on it.  Mr. Miller states that OS-1 is a Grading Plan.  There 
is a discussion about referencing lot numbers.  They do not need it in color.  Cynthia confirms that OS-1 does 
have lot numbers on it.  Cynthia states when this is distributed to the agencies, it will be done through our 
offices.  Supervisor Lucas talks about the distribution of the cd’s and states that as long as the electronic 
copies are readable, he would prefer not to have not to have a bunch of hard copies.  Cynthia states we have to 
add our cover letter so agencies will know how to respond with their comments.  Mr. Schwartz talks about 
notification to the ENB.  Cynthia states that we do the notification to the ENB.  Cynthia states that Will 
prepares the cover sheets.  Mr. Miller confirms that everything will go to the Planning Board Office for 
distribution purposes.  Supervisor Lucas refers to the Town Website and asks how large the digital copy will 
be.  Cynthia states we can’t put it on our Website, unless something has been changed recently.  Supervisor 
Lucas states changes were made a few months ago.  Mr. Miller states it is pretty big because of all the 
graphics and appendices.  Mr. Miller states that they will put it on their server and provide a link for people 
link to get to their server.  It will be broken down into chapters so someone may download a chapter they are 
interested in.  Warren asks if we may point people to the website at Tim Miller Associates.  Mr. Miller states 
yes.  Cynthia states it would be great if we could bring it over to our Website.  Mr. Miller talks about the 
dropdown menu.  Cynthia will check the link provided for the Salem Hunt Project.  Mr. Miller states that 
copies will also be available at Town Hall, and the Library.  There is discussion about following the 
requirement of the circulation list. 
 
Supervisor Lucas refers to the topography and asks what the lowest area is in terms of homes and what would 
be the highest.  Mr. Gregory shows two high areas on the Plan, as well as three low point areas.  
Councilwoman Rosmarin refers to people in the Sunset area in terms of the topography.  Mr. Gregory states 
that the Site may be seen a little bit above the tree line.  There is a discussion of views from I-684.  Cynthia 
states that when you are up on the Site you can see I-684.  Cynthia talks about a joint Site Visit taking place 
with the Town Board and the Planning Board, as well as advisory boards.  Cynthia states it would be 
preferable to do this when the leaves are coming off the trees, closer to September.  Cynthia states it would be 
helpful to see the centerline of the road.  Cynthia states they will come in from Sun Valley.  They would like 
to see where the centerline of the road is off of Reed Road.  Supervisor Lucas states he would like to 
understand where the proposed intersections will be.  Cynthia states that someone from the Applicant’s 
Project Team should accompany the Boards.  Mr. Schwartz would like to know whether this will take place 
before the Public Hearing or after.  Supervisor Lucas states the Town Board Meeting in September is on 
September 11th, and talks about maybe moving it to September 12th.  Cynthia states we might want to wait and 
see when the circulation actually goes out because we have to give people enough time for comments.  
Cynthia states the Town Engineer will be on vacation next week, returning on August 27th.  Cynthia states the 
Town Engineer just received the submittal.  Mr. Schwartz talks about the 15 day requirement.  Cynthia states 
we will know best when we see what kind of shape the document is in.  Will states he is not concerned with 
the Consultants as much as he is concerned with the general public having time to comment.  Will states we 
do not want to only have a two week window when the EIS is out there, have a Public Hearing, and not give 
the public  enough time.  Supervisor Lucas asks if this will be a joint Public Hearing.  Cynthia states no, this 
will be a Town Board Public Hearing on the SEQR and Rezoning.  The Planning Board will have a Site Plan 
and Subdivision Public Hearing.  Cynthia states she assumes the Public Hearing will stay open for another 
month.  Cynthia asks how quickly the field may be staked.  Cynthia states the Planning Board usually does 
their Site Visits on Saturday mornings and asks if that will work for the Town Board.  Supervisor Lucas states 
yes.  Cynthia refers to an aerial from 1951 that showed no trees. 
 
Councilwoman Rosmarin asks if alternative uses have been proposed.  Mr. Miller states they don’t have 
alternative uses, but they did have alternative concepts for the project.  Mr. Miller talks about seeking to 
minimize impacts, and follow the goals and regulations of the Town.  Councilwoman Rosmarin asks if 
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alternatives that are less dense have been considered.  Mr. Plottel states it would be a no-build.  
Councilwoman Rosmarin asks what that would be.  The response is no action.  Mr. Dahlgren states there have 
been alternatives such as previous plans that had office space that were presented.  Mr. Dahlgren states that 
different alternatives were considered over time.  Mr. Plottel talks about the environmental analysis that has 
been done.  Mr. Plottel states that the various alternatives are listed in one of the chapters.  There is a 
discussion about the rezoning.  The concept of all single-family homes is discussed. Mr. Plottel states there 
would be a lot more children.  It is not clear it would be a net lower density project.  Mr. Plottel states this is 
the lowest density proposal.  Cynthia states if the 76 units were single family, they would be all on one acre 
zoning.  There would be fewer homes.  Mr. Miller states there are 39 acres.  Cynthia states that there could be 
approximately 25 single family homes.  Councilwoman Rosmarin refers to a hotel or an office.  Mr. Miller 
reads the alternatives that had been proposed over time and states there is quite a bit of background with 
alternatives.  Mr. Miller talks about the appropriate land use for the property.  Mr. Schwartz refers to the 
litigation and being consistent with that program.  Supervisor Lucas confirms there could be two separate 
developers.  Mr. Miller states that the senior portion will be a separate lot.  Will talks about self-imposed 
controls for the single-family homes.  Mr. Miller states they haven’t proposed that yet.  Councilwoman 
Rosmarin refers to the senior homes in the center of the property and asks what the process is to make sure 
that kids aren’t in those homes.  Mr. Miller states there are zoning restrictions.  Mr. Miller states the 
homeowners association will also have rules and regulations.  Councilwoman Rosmarin would like to know if 
a niece or a grandchild wanted to move in with a parent or an uncle or grandparent, would they be permitted.  
Mr. Miller states no.  Councilwoman Rosmarin asks who oversees this to make sure it doesn’t happen.  
Cynthia states we talked about this once before in terms of having the HOA be the enforcer, so the Town 
would have to go after the HOA and not the individual owners.  This will be something to confirm with 
Roland on.  There is discussion about having both deed restrictions, and zoning for enforcement. 
 
Cynthia states that we will deal with setting up a date by e-mail for the Site Visit.  Cynthia asks the Town 
Board and Planning Board to look at their calendars and let Dawn know their availability for the next six 
Saturdays.  Cynthia asks Will to attend, and states that Joe has been on the Site.  Jack Gress asks if the Board 
will ask the Owner to allow him to go on the Site Visit.  Cynthia states that we don’t usually have neighbors 
go on the Site Visits.  It is for the Boards.  Mr. Plottel asks Mr. Gress if he is a neighbor.  Mr. Gress states he 
is a concerned citizen, and will be involved in all of the Meetings.  Mr. Schwartz asks for contact information 
from Mr. Gress.  Cynthia states that if it is opened up for one person, it has to be opened up for everyone.  Mr. 
Gress states that if you are going to have a meeting of more than three people Open Meetings Law may 
require that he be allowed to attend.  Cynthia states that is not the case.  We have been down this road with the 
Town Attorney.  We do follow the Meetings Law and post it as a Meeting of the two Boards.  It is announced. 
 We have a policy in Town about Site Inspections.  Every Board is supposed to get permission of the property 
owner before they go on a Site Inspection.  Cynthia knows about one case when a Site Inspection was opened 
up to all the neighbors.  The Applicant’s owner agreed that all of the neighbors could come.  Cynthia states 
here are a lot of neighbors around this Site.  Mr. Gress states he would be willing to sign an agreement to be 
held harmless.  Mr. Gress states he has an Application into the Planning Board to be a future Member.  That is 
another reason why he would like to be part of the process.  If he becomes a Member when this process is 
going on, it would be helpful to have knowledge of the property.  Cynthia states that is understood, but there 
are other members of the public who have applied for the Planning Board.   
2. McCarthy:  Tim Allen   (owner – Ryann McCarthy) 
 Land Exc., Fill, Chapter 189 Permit (location – 205 Hardscrabble Road) 
 

 Request Property Line Markings in the Field 
 Consider Site Inspection 

 
Cynthia states that Mr. & Mrs. Good could not attend the Public Hearing that took place on August 1st.  They 
came into her office and looked at the Plans.  Cynthia states that it appears that some of the tree cutting 
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actually took place on their property.  Cynthia did confer with the Town Attorney.  Cynthia states the Board 
was out there in the field, and no one told them where the boundary line was, and it doesn’t follow the stone 
wall.  Cynthia states that at a minimum, we should get the boundary line staked, and perhaps do another Site 
Visit.  Cynthia states that Tim Allen called her yesterday and he confirmed they will stake the property 
immediately.  Mr. Allen called Cynthia today asking if the Board could come out for a Site Visit prior to the 
Meeting tonight.  Cynthia advised Mr. Allen that she could not get a hold of all the Board Members on such 
short notice.  Cynthia states the neighbors to the north and west were at the Public Hearing and didn’t have 
any questions about the property line.  Cynthia asks the Board if they want to go out together or individually.  
The Board agrees to go visit the Site at 8:30 a.m. on Saturday, August 18th.  They will meet at the Site.  
Cynthia asks Dawn to let Mr. Allen know, as they would like him to be there.  Cynthia asks Dawn to have Mr. 
Allen obtain approval from his client.     
 
The triangle is discussed in relation to Mr. & Mrs. Good’s property.  Cynthia states that that both property 
owners will need to speak about this situation as neighbor to neighbor.  Gary states there is no Town 
involvement if someone takes trees down on someone else’s property.  The permit process is discussed.  
Cynthia states that technically the property where the trees came down, requires a Permit.  We as a Town do 
not want to tell Mr. & Mrs. Good that they need a Permit.  We need to see if Mr. McCarthy will come 
forward. Cynthia asks Mr. & Mrs. Good if Mr. McCarthy has spoken with them yet.  Mrs. Good states no.  
Mr. Good asks if Mr. Allen has confirmed trees were cut down on their property.  Cynthia states yes.  Mrs. 
Good states that was their number one question.  Gary states that we don’t know if Mr. Allen has confirmed 
anything.  Cynthia states she asked him on the phone whether he is aware trees came down on the other side 
of the property, and he stated yes.  Cynthia asked Mr. Allen if his client now knows about it and he stated yes. 
 Will states it may be up to the interpretation of the surveyor.  Two surveyors could have different 
interpretation.  Cynthia asks if a survey is attached to the Deed that Mr. & Mrs. Good have.  Cynthia states 
they may want to pull their survey.  Mr. Good asks how the Board could consider issuing a Permit.  Gary 
states the Board is not issuing a Permit.  Cynthia asks why not.  Gary states because the trees are down.  Mr. 
Good states that is what Mr. McCarthy is asking for.  Cynthia states we are in the middle of a Project that is 
taking us to a remediation of the issue.  Gary states maybe.  Charlotte states the other neighbors want it 
rectified. 
 
3. Discussion Regarding Chapter 189 Sand & Gravel/Tree Removal 
 
Cynthia states we should try to finish this Chapter.  We put an awful lot of work into the Fill portion of it.  It 
would be nice to finish the tree portion of it, to get it over to the Town Board.  Cynthia states the Board has in 
front of them the one and only version that hasn’t had changes to it since the last discussion on September 
21st. Cynthia recommends the Board take a look at those Minutes.  Cynthia passes out a document that shows 
some elements of the Bedford Law and the Somers Law.  There are some elements in those two Laws that we 
might want to consider, specifically when they talk about requiring a Permit for any trees that are in historic 
districts, along historic roads, on steep slopes, in a wetlands, or designated as protected or landmarked trees.  
Cynthia states that there are trees in Town that may be able to be landmarked.  Cynthia states that we need to 
learn to recognize these trees and protect them.  Bernard asks if we are talking about Town property or 
someone’s personal property.  Cynthia states we are talking about both.  Bernard states he will have a problem 
with protecting a tree that is one someone’s personal property.  Cynthia talks about protecting trees on 
someone’s personal property only if the Town has the permission of the owner.  Cynthia states in some cases 
it may be on Town property, or in the Town’s right-of-way.  Cynthia states that a tree that is on the edge of the 
Town’s right-of-way may have a root system that goes on private property.  Bernard agrees with that and 
states he just came from home and his lights are out again because of trees that have overlapping wires.  
Cynthia states that we did talk about the farming definition and resolved that.  Cynthia states the Board will 
take this up at the next Work Session.  Cynthia states if anyone has any other items they should send them 
over by e-mail so they may be added to the next Agenda. 
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4. Next Meetings: 
 

 Regular Meeting – September 5, 2012 
 Work Session – September 19, 2012 

 
5. Comments from the Chair: 
 
Robert states he will be out of the Country for both Meetings in September. 
 
6. Resolution: 
 
Gary Jacobi motions to adjourn the Planning Board Meeting.  Chairwoman Curtis seconds.  All in 
favor. No opposed. 
 
 


