
Town of Philipstown Planning Board 

Pledge of Allegiance 
Roll Call 

Meeting Agenda 
Butterfield Library, Cold Spring, New York 10516 

November 19, 2015 
7:30 PM 

Approval of Minutes - September 17, 2015 

Old Business/New Business 

(Revised 11/13/15} 

Hudson Highlands Reserve: Discussion/Letter dated November 4, 2015 from Susan 
Jainchill/Ronald Gainer regarding Horton Road LLC, Hudson Highlands Reserve - Conservation 
Analysis Report (forwarded electronically from Ron Gainer 11/5/15) 

Scanga Realty, LLC (Lot 4) - Amended site plan - Lady Blue Devils Lane, Cold Spring: Request for six­
month extension 

John and Kimberly Sabatini - Site plan and special use permit - 101 Dicks Castle Road, Garrison, NY: 
Referral to ZBA 

Vista 44 LLC (dba Garrison Cafe) - Application for major site plan - 1135 Route 9D, Garrison, NY: 
Submission of revised plans 

Adjourn 

Anthony Merante, Chairman 

Note: All items may not be called. Items may not always be called in order. 



LAWRENCE J. PAGGI, PE, Pc 

October 29, 2015 

Anthony Merante, Planning Board Chairman 
Town of Philipstown Planning Board 
c/o Ann Gallagher, Secretary 
23 8 Main Street 
Cold Spring, New York 10516 

Consulting Engineering 

43 Broad Street 
Fishkill, New York 12524 

Re: Scanga Realty, LLC Lot 4 Amended Site Plan 
Lady Blue Devils Lane 
Tax ID No.: 16.16-1-20.4 

Dear Chairman Merante and Members of the Planning Board: 

Phone 845 897 2375 

Fax 845 897 2239 
Email ljpaggi@optonline.net 

We respectfully request to be placed on the Planning Board's November 19th meeting agenda for 
consideration of granting an additional 6-month extension of the Amended Site Plan approval 
that was originally granted on April 15, 2010. An extension was previously granted at the June 
meeting to run from June 13, 2015 to December 10, 2015. 

As you are aware, our client has decided to further reduce the size of the building by eliminating 
the basement and reducing the total addition to a 10,000 square foot building. This modification 
will further reduce the overall intensity of the planned development but will require additional 
time for our office to put together the necessary plans. Our client respectfully requests that the 
Public Hearing for the above referenced project be adjourned to the January 2l5tPlanning Board 
meeting. 

Please do not hesitate to contact our office if additional information is required. Your attention to 
this matter is greatly appreciated. 

Lawrence J. Paggi, 
President 

cc John Scanga 



3063 Route 9, Cold Spring, New York 10516 
(845)265-9217 (877)3.141593 (NY Toll Free) (845)265-4428 (Fax) 
email: info@badey-watson.com website: www.badey-watson.com 

November 5, 2015 

Anthony Merante, Chairman 
Philipstown Planning Board 
Town Hall 
238 Main Street 
Cold Spring, NY 10516 

RE: Vista 44, LLC (Garrison Cafe) - Request for Approval of Revised Site Plan 

Dear Mr. Merante and Honorable Board Members: 

Glennon J. Watson, L.S. 
John P. Delano, P.E. 

Stephen R. Miller, L.S. 
Jennifer W. Reap, L.S. 

Robert S. Miglin, Jr., L.S. 
Mary Rice, R.L.A., Consultant 
Peter Meisler, L.S., Consultant 

George A. Badey, L.S., (1973-2011) 

We enclose herewith 2 sets of our revised "Site Plan prepared for Vista 44, LLC, DBA Garrison Cafe", 
last dated November 5, 2015. As requested, we are also transmitting PDF copies of the plans to Ms. 
McGrath for distribution to the members of the Planning Board and its consultants. 

The plan has been revised in response to comments received during the Public Hearing, written 
comments from Mr. Gainer and suggestions from the applicant's member Matthew McMahon and Mr. 
Raju, the owner's husband. 

As you review the plans you will find the following additional changes: 

• Topography has been added to the plan 
• The driveway and parking have been completely reconfigured to provide better circulation and 

access. 
• Entry and exit points have been reversed 
• Diagonal parking in the front of the building has been replaced with parallel parking resulting 

in a wider traveled lane. 
• Much of the parking has been relocated to the north side and rear of the building 
• Delivery Truck movements through the reconfigured driveway have been provided 
• Asphalt pavement has been proposed for the front of the building to facilitate striping the front 

parking spaces and improving access from the handicap space. 
• The removal of the wall at the northeast comer of the property has been specified to improve 

sight distance for cars leaving the site. 

Owners of the records of: 
+ Joseph S. Agnoli + Barger & Hustis +Burgess & Behr + Roy Burgess + Vincent Burruano + Hudson Valley Engineering Company + G. Radcliff Hustis + 

+ Peter R. Hustis + J. Wilbur Irish + James W. Irish, Jr. • Douglas A. Merritt • E.B. Moebus • Reynolds & Chase • General Jacob Schofield • 
+ Sidney Schofield + Steven J. Shaver + Allan Smith + Taconic Surveying and Engineering + D. Walcutt + 
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• Sight line profiles have been added to the plan set. 

We trust you will find these changes satisfactory and responsive to concerns expressed by the public, 
members of the Board and your consultants. 

We look forward to your continued review November 19th meeting of the Planning Board. 

Thank you for your continued service to the Town and your attention to this request. 

Yours truly, 
BADEY&WATSON, 
Surveying & Engineering, P. C. 

by~~ 
Glennon J. Watson, L.S. 

GJW/bms 
cc: Matthew McMahon 

Baldev & Manjit Raju 

File U:\82-118B\WO 22356 Vista44LLC\AM05NV15QP SubmitsRevisedPlans.docx - - -

BADEY & WATSON 
Surveying & Engineering, P.C. 
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Environmental and Planning Consultants 

34 South Sroadway 
Suite 401 
White Plains, NY 10601 
1e1: 9~4 949-n36 
fax: 914 949"7559 
www.akrl.com 

~lemorandum 

845265~3424 

To: 

Ji'rom: 

Dute: 

Town of Philipstown Planning Board 

Susan fainchill AICP/Ronald J. Gainer, PE 

November 4, 2015 

Re: 

cc: 

fforton Road LLC, Huilsiln Highlands Reserve - (.\1n5ervation Analyisis Report 

Applic:int 
Glenn Watsot1 

Conservntl<>n Board 
David Klot~de, Wetlands lnspcctor 

On behalf of (he Planning Board, AKRF Inc. and Ronald J. G<1in1;.""f. PE. PLLC h,we once again reviewed the latest 
"ConM!rvation Analysis'' documents recently filed by 1-fortlm Road LLC for compliance with the new Code 
requirement-'. Thi.s memorandum present!; a compilation vf b1>lh ufficcs' jliint t'(11llil1'.!nt11 the Applicant's submitted 
Coni;ervation Ana.lysis Rcp•m ~lated October I, 20 i 5. 

As the Board is awure, the intent of th~ C<}nservntlon Subdivisi0n proviswn of the Code h: tl) ~ncourage 
''devi:.loprnc11t on portions of the prc>pcrty mol'lt suitable for development, while li:<winl!'.: 8Ub8tantial pclrtitms as 
undeveloped open space" and to allow "compa(.1: development, more walkable neighb\lrhtx>di> and more 1k\ibility 
than a convemional subdivisi1Jn" (§ l i5-19B) while "preserving impl1rtant mtural attributes of the land' (§ 175-20). 

ll1e Planning Board must now ~foterminc if the ~ut->mia..:,1 report '1\ltnains sufficient infonnati()n and analysis t.o 
ascertain con~rvation vahie of the land on the pwjcct sit<!.. It shQu!d be noted that the .Planning Boar<l may waive 
some (lf the-: req\iirctuetits for analysi11 t111 pm1i<ms of the pt'opcrty where no devclopin~mt will \>Ccur or any 
requirement that the Plaoni.rtg Board '\lct:ln> h~ unn~ccssiiry for \I complck co1servation arrnlyrsis" (Senion l 75·20 
A. l i. Once the ccl\Sctvatk)tl analy~iil is d\!em~d complct:: by the l'inrming Bmmt it will provide the basis (lil which 
the Plannmg Board will ultimately determine which of the lands are most 11nponant to preserve as well as the 
preforred kication for int~nsiv~ or less de11:;~ devdopmeut. 

PRO.IEC1' SUMMARY/ APPUCATfON BACKGROUND 

The submitted Conservnti\':in Analysis Repi>t't i11d:cm~1; that th~ t>1pplkant lins acquit<:<! an addttionul 50 <1crcl' sinc1: 
the previm1s report was t.ubmitted, \'-hich ha~ increased the ::t1,jcd pn,pcrty from 155 .6 acres to 205.6 tt1,,..'1'~1). The 
proje~t site is made up of tive (5,l separat~ tux parclils. Ri::for tfJ AKRF/ Oeinet"s timfo~r mcnwrandum dati::<l 
02/l 0115 for :.idditional b11ckground on thii; upplkatkm. 

Ar<RF, IPc. •New Y01il C:ty •Hudson Val:ey Region • 1 .. ong fs!ano • !3atumor~ 1 Wasr1lnglon Arca • Now Jenvy 
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COMPLEl'll:NESS REVIJ~W 

It must be recognized thitt the foud detC'rmination as to whii.:h land has d1c most i:Otlscrvatmn value and should be 
ptot<..'Cted from devcl(>pmerit b)'· conser\•atilin t~:tsemcut is to be made by the Planning B1)ard, which will be 
responsible t0 issue written findings :itipporting its deci~it.m (deemed the "conservation findings" per the Town 
C~lde). The Pllrn11i11g Board i;ho11ld not support uny uppli\;<itkm ti11\t do~s noi include a complete conservation 
analy$iS d.:?em.ed sufficient by the Board, upon which it {~an m.'.1ke its co!lf!crvation findings. On thi$ bMis, the 
followia:g comments are offoted. 

GE.'Vl::RAL COMMBNTS 

• Th~ Executive Summary is very useful rr1 summal'ile for !he reader the exwm of fklci investlgatinno; performed 
and findings of the tcdmical staff involwd on behalf i.lf the applicant. lfowcvcr, while a large ammmt of 
mate1·ial is now included in tl1is latest Conservation Analysis Report. no ovcnm;hing cJ1planation qr 1.~011tex:t nf 
these studies have becm provided. To facilitate cflkicnt review by th~ rcviewmg historian, archeologist, 
planncl', limnol<)gisl, w~t.lam.l spcdalist and Qthcr rntlurnl t'es1mrcc prnfos~;ionals, and to pmvidc slron1:,1"Cr 
support. for the conclusions of the analysis, we suggest that this introd111.:tory chap1er provide an explanaiion of 
assumptions for the content of the m1alysis and; or have the report incorporat~ a final summary chapter that 
provides a nmi-ative \'f the tlndmg8 and how they relate l(J the requirements of the codt: and the project. For 
example, AKRF's archetllogist nottd l.t><\t only the central pt>rtion of the site was tested ii:1 part of th~ 
archcologic~l investigation. It wm; Lmclear to the revkwcrs why the cu-ea called out on Figure 1 as "20 l l Lyons 
Mine project area" and the large unlab~k!d part of the project sit~ was no\ inckidei.l in the investigation. 

• The faccutivc Summary sh{)uld ftho include a figure to illustrate the owrall findingli or th¢ various analyses 
pcrform~d, itlt.1.~trnting areas ol' the overall trnct wwthy 1.1f prot<;ction in a su..:cincr and dear 1n1umci:-. As th~ 
purpose l)f the report is to idcntif)' t.he '\,onserva.tion value" of the property proposed for develol)inent, the 
'Conclusion' should be a m1rrauvc referring w me Conservation Yalu~ Map wti1c:h ts found in the 'Maps nnd 
Figures' section. 

• The Executive Summary should bring forwftrd and incorr>orate the vMious rc~:ommendatk1ns tnadc within t>ach 
specific technical evalm1tion l'~rfc;11med on the overall trnct, to assist in evaluation of uny deveJopmenr plan 
ultimately advan.;ed for the pwperty. 

• Wherever zoning district rcforc11ccl) arc given, their full cfo~ignution shonid b..: prov1d~~d fl)r clarity. 

Nt1 TUR.4.L RESOURCES 

• The n1aterial submitted is gener<dly appropriate and addrcsse:> mo:;t of th~ r~qut.'Sted ccologknl data. The 
following is not yet provided: 

() Correspon<lenc~ tdfr<)m the NYNHP for rcc<.1rds of listed species on or in pr-):-.imity tc> the prnject site must 
be provided. (We note that thl~ NYS Env Mapper indicates records or rnrc plants/animals are known for the 
area ··· tlierefore NHP corl'e11pond~nl.'.:e is critical). Federally protc't~d spccic!i listed by the USFWS f PaC 
systctn a\li:lt al:w be included. 

• i\dd1t.ional wetland delmt·ation was .:-ompletcd for the recently <h:qutred land. The ·,11,·etland delir1catim1 report 
{with fedcnil wetland dina sheets, etc.) for th<~ new properly and delineation reports for th~ previous 
delineations &hould be provid~d in the conservation unulysis re[Xwl, and we tWli! will h~ required ns part of 
SHQRA. The Town, Anny CNp~ of E11gi11~crs. and [Xitcntia!iy NYSDEC will han' I\) verify the regulatl)ty 
boundaries of all onsite wetland~. Cimcspondcnc~ i'rnm the Town's Wetland lnspet·tor or oth€'r agencies 
attesting to the verification of the dclinenkd wcthmd b.-.mndarics will be required prior to detailed rcvic,'W of the 
dcvdl)pment s~enarios which thi; Hppl\cant muy seek to 1\dvancc. 

• It should be veritfoJ that till Town/Fcdt:nd/Statc wi;;tkm~i~ within the cmn:nt prnJcct limits are shown on Sheet I 
ofS: Existing Conditio11:i-. lludsrm liighlwuis R!~serwt (Ba~ll:!y & Watson, Printed 9.28. 15), 

• The Ulmar Pond limnology l'l!f'IOrt is cmnpreh.inslve and includes assessment of a portion of Clove Creek The 
ex.tent to which this assessment will serve to liH~asur.; the sc11sitivl1y and ecol<>gical value of the Creek and nther 
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waterbodies for purposes of considerntionlpnlt~x~ticm in the Cunscrvation will be determined d\.u-ing a 
subsequent substantive review. 

CUL7'l.IRAL RESOURCES 

• Archeology 

o The docun1cnt's figures refrrcni::c three ditforcnt areas: un undefined l'>hapc that is presumed to be the 
ovemll conservation areu, the "current project area;" and the ··2011 Lyons Mine ProJe\:I Arca." However, 
thcs~· locations are not d(.:lfined/cxpluincd within the report. The ditlcrcnce between the "current project 
area" and the overall conservation area should als{) be expiained. 

o The rc:port mentions that u cistern was identified on th~: projt1d sih~. Wm; the c!skm tested/exitminc:d'? 
Could it. contain archacolog1cal di:posiB'! Will it be impacted by the propol:led project or avi;>idcd? 

o When printed, Figure 2 is hard to rc1td and information fror1 the k(;'y is trussing. h wm1lll bclp if .:ertuin 
t'eaiuret> that arc dis(:uss~d in th~ report (the 19th and 20th c~ntury hm1scs. the (i.,.tcrn, etc.) are dearly 
labeled on this figure. 

o The Phase l Study ~ho~tld be submim:d to SHPO for rcvi~w. 

• Historic Structures (Cultural) 

o Based on the information provided. the survey app~urs generally nc\:uwlc and the rci.:onmil"ndation~ appear 
appropriate 

o Under th1.1 "Potentrnl Effect" bullets in survey, the Applil.)ant sho~1k! make it clear whether removal is 
proposed/possible and/o!' whether illl1irecr eff1;1cts arc possibh: for ea..:h rcso<ll'C~ 

o Regarding Resource ttl the sur"~y(1r fo commended for rt:!c1)g:llizing 1.1 swing be;un biirn using scribe 
mlelsquar~ mk tedmiques and recommending it be retained if possiblC'. Particufarly 1f lt doi:s indeed have 
swing beams on both ccntr;il bents rather than just ~mei it would appear to be 11omewhat rare or at least 
n<>teworthy building type. We c<.mctu with the r<.xommcndatim1 to rc:tain it and r·euse it if pussibk. lfn<'t 
possible, we would recommend ri,';C<Jrding the slrm:t:m·e i.n additimt to off~nng it t1i C1)l\tf<\Cturs for 
rielocation. Recording the strncture could .;onsist (at a minimum) \)f syste1mitic and thorough phot1.> 
do~·umcntation but ideally Wf•\lld include measured drawings or ske1ches. The documentation could be 
o{forcd lo ttic organizatim.1:; mentkmed in the su1·vcy and/or a local library er bistorical society. 

PUBlJCALLY ACCESSIBLE RECREATION RESOl/RCES 

• A mtip of local and regional recreational rcsourc:es (trails) within th~ larger n .. '!gion.11 sctti1.1g should be inch1<.kd 
to provide an und~rstanding (Jf the potential recreational value of tile open space on the property within a 
regional context. 

HSUAl l?ESOURCES 

• The Apphcant shonld pt(widc a visual analysis of th.: prnperty per §175-20A.{l)(c} or provide a di~cussion of 
why thii. analysis is nQt irldud~d 

l.<JC:Al RE'GUlArtONS 

• The figures at the end ,,r the submission ( "con~trvation ~·alu<~ map", "vt:gt'h1tion <J,\Wodafi<)ll mup ", "regional 
e<'t>logical impact", etc.) art.:: prCS\lmobly included to address the guidelines of the Philipstown Habitat 
Assessm'-'nt Guidelines. Howevc1·, w~ couM not find a retcnrncc to the figures in any of the ecological reports. 
The submission requires some discussion of these maps with n~fen:n(:c to tile Philipstown Habitat Assessment 
Guidelines, as appropriate. The discussion should rndu1;k 11 checklist so thitt the Town can be a;-1i1ured that the 
drawings fully comply with tl1esc Guideline~. Discnss1011 of these habita( inapping figures should make 
reference to the Biodiv'<'r8ity A~s..:i8snwn1 of the ~orth Highlands, Philipsl<-iwnj Putnam County 
{http;/lwww.hhlt.<a·g:'pdtYNllighlilnl!~UloRcport.pdt) unu t\i the rurcliiignificum hubitut:; und conservation goals 
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described in the Philipstown Natural Rci;ourcc <md Open Sp<tcc Protcctinll Plan, as previously n:qucsled. 
Please advise if lhii1 info1mation is provided somewhere in the documents 

RECOMMENDATIONS 

The Planning Boal'd will ultimately determine which lanct should be prote~tcd from development via conservation 
t~ascrnent und make written findings support.iug its d..:~:illion. Whik the ,w:op~· of the ~11bmitt~~d Rcptlrt (i.e. the 
studies and investigations perfom1ed) ailpcars ridcquatc, it i!I our (1pinion that that tht: (;OnscrvatiQri analysis as 
submitted is UQt sufficient for the Board to makl:! its conservation findings. 

We therefore recommend that the Planning Board instruct the Applkant to address the following matters; 

• to submit a revised report which addrc.;sed th~ <ibovc comments 

• to include in tht: submission a plan ~howing ''land to b~ pi.mrinnently pr~s1:rwd by conservatli>n easement 
... also showl'ing.J preferred locati(')ns for intensive di:velopmt;Jnt as well as acccptllble locations for less dense 
development" per § l 75-20A.3 of the Code. 

• t(l identity any requirements specified in ~ l 75-20A fin which it i-; requesting a wniver than the Plan.ning Board. 


