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Dec 2nd, 2021 
 
Attn: Neal Zuckerman, Chairperson, and Ronald J. Gainer, Planning Board Engineer 
238 Main Street 
Cold Spring, NY, 10516 
 
Dear Mr. Zuckerman and Mr. Gainer, 
 
Please see the following responses to questions and comments raised from the Nov 18th Planning 
board meeting: 
 

• Flood prevention-This project is in special flood hazard zone AE with base flood elevation 
(also referred to as 100-year flood or 1-percent annual chance flood hazard) at EL. 7’. We 
propose to add ~ 12,000 cubic feet of fill to ensure the new dwelling unit stays above the 
flood level, the new finished floor height is at EL.10’. For your reference, Hurricane Sandy 
maximum flood height was measured to reach EL. 9.4’. 

 

• Septic design and reverse osmosis system filtration of well water- Our civil engineer John 
Kalin PE will be joining the Dec 16th meeting to answer any septic and reverse osmosis 
related questions. 

 

• Lighting impact on navigable waterways- Our marine engineer from Race coastal 
engineering has informed us that while she hasn’t encountered exterior house lighting 
questions, there is a passage from the Army Corps of Engineers’ permit for waterfront 
dock structure, which asks that ‘outdoor lighting is located or shielded so that it is not 
confused with any aids to navigation and does not interfere with navigation on the adjacent 
waterway. If installed, the lights must be white and non-flashing.’  
All exterior lights on this project site including landscape and building exterior lights will be 
non-flashing, full spectrum (white), and dark sky compliant light fixtures. 

 
Below is a list of site improvements and mitigatory measures to summarize and clarify the 
proposed site and building design:  
 

• Seawall replacement 
o The existing gabion walls at 28 Hudson River Lane allow for settling as they age 

over time. We are working with Race Coastal Engineering on replacing the existing 
gabion walls with precast concrete block walls which will be more effective against 
shoreline erosion.  

o We propose to also replace the seawall cap at 30 Hudson River ln with L shape 
blocks which allow for more pervious lawn coverage. The finished top of seawall 
elevation on both properties will be EL. ± 6.3’, 2’ higher than existing. See Race 
Engineering’s DEC & Army Corps of Engineers joint application for wall details. 
 

• Stormwater mitigation 
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o Permeable driveway pavement- We are restoring a portion of the existing gravel 
driveway back to lawn area, the new driveway will have porous driveway pavement 
to help with stormwater retention. 

o All decking on site will have spaced boards at >1/8” to limit impervious coverage 
on site. 

o Extensive and intensive green roofs- The proposed dwelling unit will have ~180sf 
of intensive green roof on the garage roof and a minimum of 850sf of extensive 
green roof on the main roof. Green roofs can significantly reduce the volume of 
water runoff from the roof, catch and retain a portion of rainwater, and slow down 
the time it takes runoff to leave a roof.  

o Water cisterns to capture and collect stormwater runoff for landscape irrigation.  
o Rain garden with native plants along south property line to increase pollinator 

habitat and to reduce site water runoff.  
 

• Sustainable building and landscape design 
o Passive house- The proposed single-family dwelling is designed to meet passive 

house standards. Passive house is designed to use 90% less energy than typical 
construction, we are eliminating use of all fossil fuels on site (including propane 
fired generator and propane tanks, oil burners, and oil tanks). This highly efficient 
home will likely consume no more than 10% in total energy compared to a similarly 
sized code-built home of similar size. The remaining energy demand will be met 
and likely exceeded by grid-tied solar panels with battery storage that will serve as 
backup power when the grid is down, and provide energy management daily to 
lessen demand on the grid throughout the year.  

o Bird safety glass has a special coating with patterns visible only to birds, these will 
be used on large window areas to prevent bird collisions.  

o We plan to remove existing invasive trees & plants, relocate native plants during 
construction, these plants along with new native species will be incorporated into 
the finished landscape.  

o Chemical free natural pool- Unlike a typical chlorinated pool or salt pool, the 
proposed chemical free natural pool contains no salt chlorine generators, ozone 
generators, ionizers, mineral systems, or any other devices. The engineered 
natural pool uses a bio-based filtration system with biofilm filters, water from this 
pool will not pollute the site or the Hudson River. 

 
Please do not hesitate to contact us with any questions. We look forward to resuming this 
conversation with you. 
 
Gratefully, 

 
James Hartford | AIA, LEED AP, NCARB, CPHC 

River Architects, PLLC | Principal 
MWBE, DBE, & SBE Certified Business  
Passive House | Net Zero | Living Buildings | LEED 
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