
(over) 

June 16, 2021

Mr. and Mrs. Christopher Flagg 
1 Bleeker St., Apt 2 
New York, NY 10012-2688 
 
Re: Review of proposed addition at 699 Old Albany Post Road, Garrison, NY 
 
Dear Mr. and Mrs. Flagg,  
  
On May 18, 2021, the Hudson Highlands Land Trust, Inc. (HHLT) received notice 
(on your behalf) by Angela Sutton of Windigo Architecture, indicating that you 
have updated your plans for the proposed addition to your Existing House at 699 
Old Albany Post Rd, Garrison, NY. Throughout May HHLT received several updated 
architectural documents, with the remaining construction details and site plans 
received on June 3, 2021. Windigo Architecture has provided HHLT with the 
following documents, which we understand to be the complete set of documents 
provided to the Philipstown Planning Board, collectively referred to as “the Plans”:  
 

x “Proposed Addition for Chris and Heidi Flagg Located at 699 Old Albany 
Rd, Garrison, NY 10524” dated 07/03/2020, last revised 05/06/2021 and 
totaling 11 pages (submitted to HHLT on May 18, 2021),  

x Lighting plans, with the header “WAC Lighting” on the first page, and 
totaling 8 pages (submitted to HHLT on May 19, 2021),  

x “Septic System/Site Development Plan 699 Old Albany Post Road, 
Philipstown, NY” prepared by McChord Engineering Associates, Inc. dated 
4/30/2021, revised on 6/2/2021 and totaling 1 page (submitted to HHLT 
on June 3, 2021), 

x “Construction Notes and Details 699 Old Albany Post Road, Philipstown, 
NY” dated 6/2/2021 and totaling 1 page (submitted to HHLT on June 3, 
2021), 

x “Stormwater Management Report” prepared  by McChord Engineering 
Associates, Inc. dated 06/02/2021 and totaling 20 pages (submitted to 
HHLT on June 3, 2021), and 

x “Engineering Summary” prepared by McChord Engineering Associates, Inc. 
dated 06/02/2021 and totaling 2 pages (submitted to HHLT on June 3, 
2021), and 

x Clarification regarding tree removal provided via email by Ms. Angela 
Sutton on June 8, 2021.  
 

On June 10, 2021 Mr. Spence and Ms. Sutton of Windigo Architecture responded 
(via phone) to HHLT questions on the Plans. HHLT has reviewed the Plans 
submitted for compliance with the terms of the Conservation Easement on your 
Property (recorded on December 2, 2005 at the Putnam County Clerk’s office in 
Liber 1727 at page 136).  
 
The Plans detail a 1,500+ square foot addition to the western façade of the 
Existing House on the Property, with dark green vertical wood siding, and zinc 
coated copper standing seam roofing. The proposed addition is connected to the 
Existing House via a pergola and will be burrowed into the earth to minimize the
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height. The installation of second septic system to serve the addition is proposed along with an 
expansion of the Existing patio. As part of the project the driveway would be reduced in size, and 
the Existing shed would be demolished to accommodate the proposed addition. Additional 
improvements and site disturbances, such as an underground detention system, are proposed 
and detailed in the Plans. 
 
Sections 2.3 and 2.3.1 of the Conservation Easement allow construction of accessory structures, 
including additions and extensions to the Existing House on the western facade, as long as the 
addition / extension is “accomplished in a manner consistent with the architectural standards” of 
the Existing House and, under Section 1.1, consistent with conserving the scenic character or 
natural resources of the Property (see the Conservation Easement and Attachment A for details). 
HHLT staff reviewed the Plans with these parameters in mind, and had an independent architect 
review the Plans.  
 
The 1500+ square foot addition is agrarian in style and not unlike a barn. The steep roof angles 
are reminiscent of those of the center hall on the Existing House. Further, the pergola attaching 
the addition and the Existing House are in reference to the styles of the Existing porch. The 
independent architect did note that the dark green is not necessarily consistent with the historic 
and architectural standards of the Existing House and surrounding landscapes, however the dark 
green aligns with Section 2.6.2, minimizing the visibility of the surface.  Moreover, the use of a 
zinc coated copper standing seam roof again aligns with the barn style, and is less visible than a 
standard metal roof. Our preference for the roof is cedar shakes, however asphalt shingles 
(which align with the Existing roof material on the House) or the proposed zinc coated copper 
roofing are acceptable alternatives.  
 
The Plans indicate that only two trees will be removed. Please contact HHLT prior to removal if 
additional trees will need to be removed. Additionally, HHLT is pleased to hear that the weeping 
beech tree will be protected during construction, and that an arborist will be consulted to ensure 
protection of the roots and structure of the tree. When considering planting and landscaping 
after construction, please consider avoiding nonnative invasive plants, as identified by the NYS 
Department of Environmental Conservation. 
 
Included in Attachment A are other relevant clauses from the Conservation Easement. This list is 
not intended to be inclusive, please consult the Conservation Easement for all relevant clauses. 
In our review, we did not note anything that conflicts with the Conservation Easement 
and therefore HHLT approves the proposed addition. Note that this approval is conditioned on 
the proposed addition being completed in conformity with the Plans and the Property being 
restored as detailed in the Plans. To ensure compliance with the Conservation Easement we 
require the following:  
 

(1) On the Plans submitted to the Town of Philipstown Planning Board, in the “General Notes” 
section, point number 1, please update the language to reflect that the document is a 
Conservation Easement, (recorded on December 2, 2005 at the Putnam County Clerk’s 
office in Liber 1727 at page 136), rather than a historic preservation easement; 

(2) Notice in writing and documentation of any changes to the Plans required by the Planning 
Board; 

(3) Copy of final Planning Board approval upon issuance; 
(4) Notice upon completion of construction so that HHLT can confirm the construction and 

restoration conformed to the Plans and conditions of HHLT’s approval, and 
(5) After construction is finished, HHLT will update our records with a Current Condition 

Report to include the completed addition and ensure it is in our records as a new 
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“Existing” structure/improvement and may require additional vegetative screening to 
ensure the scenic nature of the Property is protected.  

 
We appreciate the attentiveness to our letter dated September 29, 2020. Please also note, as 
stated in HHLT’s previous letter dated September 29, 2020, while the Conservation Easement 
allows for a historically / architecturally appropriate addition to the western façade of the Existing 
House and the construction of accessory structures, the purpose of the Conservation Easement is 
“to conserve the scenic character and protect the natural resources of the Property.” Given the 
significant size of the planned addition, and the number of other Existing Structures and 
Improvements on the Property, particular attention should be paid to any further proposed 
construction on the Property as they may have a cumulative impact on the Property’s 
conservation values; thus, not align with the purpose of the Conservation Easement and not be 
approved by HHLT.  
 
We appreciate your cooperation in ensuring that the work you are planning is in compliance with 
the terms of the Conservation Easement on your Property. Feel free to call or write for 
clarification on anything in this letter or if you have questions about the Conservation Easement.  
 
Sincerely,  
 
 
Julia Rogers  
Conservation Manger 
julia.rogers@hhlt.org | (717) 881-4518  
 
CC: David Spence and Angela Sutton, Windigo Architecture 



HHLT to Mr. and Mrs. Flagg  Page 1 of 2 
Attachment A: Selected Pertinent Conservation Easement Terms 

 

Attachment A: Selected Pertinent Conservation Easement Terms 
We reviewed the follow excerpts of the Conservation Easement (Dated and recorded in 
the Putnam County Clerk’s Office on 12/02/2005 in Liber 1727 at Page 136.):  

 
[Note: The information below is for ease of reference, please see the Conservation Easement for 
additional details. Other sections of the Conservation Easement may be applicable.] 
 
Section 1.1. Purpose. The purpose of this Conservation Easement is to conserve the scenic character 
and protect the natural resources of the Property and to limit development as specified herein.  
 
Section 2.1. Use. The Property, as far as practical, shall be left in its condition as of the date hereof 
and shall not be used for any purpose except as a single-family residence by the owner, lessee, 
licensee, or anyone in the lawful possession in accordance with this Conservation Easement Deed. The 
Property may be used for one single-family, residential dwelling and permitted accessory uses: (a) a 
customary home occupation that is not visible or audible outside of the residential or accessory 
structure; and (b) agricultural activities to the extent allowed under the applicable zoning ordinances. 
The above-allowed accessory uses shall not generate traffic in excess of that customarily associated 
with reasonable residential use.  
 
Section 2.3 Permitted Structures. No permanent or temporary structure may be erected or 
maintained on the Property except for one single-family residential dwelling and accessory structures 
(“accessory structures” shall include additions to existing structures and incidental related structures, 
including a pool house) permitted under the applicable zoning regulations. 
 
Section 2.3.1. Any structure existing at the time of this Conservation Easement may be altered, 
improved, repaired or replaced on essentially the same building footprint, except the north, east, and 
south facing facades of the Existing House shall not be replaced or altered in a manner that would 
materially and adversely affects its historical or architectural value. Modification of the western façade, 
including construction of an extension on the west side of the Existing House is permitted, if design of 
this modification is accomplished in a manner consistent with the architectural standards of the 
remaining of the dwelling. The semi-detached structure on the northwest corner of the Existing House 
may also be expanded in size as long as this modification does not materially and adversely affect the 
building’s historical or architectural value.  
 
Section 2.4. Utilities. The installation of wells, water lines, septic systems, electric and other utility 
distribution lines shall be permitted in connection with the structures allowed on the Property.  
 
Section 2.5. Grading. Any structure or improvement shall be designed to relate to existing slopes and 
contours. Any grading shall blend into the natural topography of the parcel and be limited to the 
minimum necessary for a trail, driveway, foundation, septic, or other improvement made in 
compliance with this Conservation Easement.  
 
Section 2.6 Exterior Appearance.  
 
Section 2.6.2. Insofar as practicable, the roofing and exterior surfaces of any structure on the 
Property shall be of such color and material, and shall be maintained in such a manner, as shall 
minimize the visibility of such surfaces (for example, through the use of muted tones and materials) 
or make them compatible with the general character of the historic house and surrounding landscapes.  
 
Section 2.6.4. All light fixtures shall be located, aimed or shielded so as to minimize stray light 
trespassing across property boundaries. All newly installed outdoor lighting fixtures shall be fully 
shielded or be designed or provided with sharp cut-off capability, so as to minimize up-light, spill-light, 
and glare. Outdoor floodlighting by flood light projection above the horizontal plane is prohibited. The 
installation of any mercury vapor light fixture or lamp for use as outdoor lighting is prohibited. 
Searchlights, laser source lights, or any similar high-intensity light are not permitted.  
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Section 2.7. Walls and Fences. Any wall that is not part of a building and any fence, except for 
customary and unobtrusive fencing for a garden or orchard, for protection against deer or other 
predators, or as required by law, shall not exceed five feet in height above ground level and shall be 
composed mainly of wood or stone. A metal safety fence surrounding the pool is permitted. Stonewalls 
shall not be removed, except as required in the construction of permitted structures.  
 
Section 2.12. Waterways. No waterways on or adjoining the Property shall be polluted by 
sedimentation, siltation, agricultural run-off or other actions of the owners.  
 
Section 2.13. Tree Clearing. No trees or other natural landscaping shall be cut or removed 
except:…(b) for trees or limbs that are fallen, dead, diseased, or dangerous; (c) to provide for the 
construction of structures or improvements allowed under this Conservation Easement including to 
create or maintain gardens or landscaping in the vicinity of permitted structures…All clearing of trees 
and vegetation shall be conducted in conformity with sound land and forest management practices to 
minimize erosion and adverse impacts on natural resources.   

 
 


