
Planning Board Minutes 

Regular Meeting 

August 6, 2020 

Page 1 of 69 

 

DRAFT MINUTES – NOT TO BE USED AS OFFICIAL DOCUMENT 
 

PRESENT:  

 

Stephen Hunter, Chairman  

Stephen Brosnahan 

Laura Haupt 

Rob Lane 

Peter Winder, 1st Alternate Member 

 

ALSO PRESENT: 
 

Ed Manley, Building Inspector 

Dan Roemer, Assistant Building Inspector 

Dwight H. Douglas, Village Consulting Planner 

Mr. George Pommer/Village Consulting Engineer (connected via telephone at 8:25 p.m.) 

Mr. Iair Rozenkranz/AHRB Chairman 

 

EXCUSED:  Mr. Allen Hale, Trustee Liaison Donna Cassell, and Mr. Daniel Pozin/Attorney for the 

Village. 

 

Chairman Hunter called the meeting to order.  

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to open the meeting. 
 

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 

Chairman Hunter said that Mr. Hale and Mr. Pozin contacted him as said they have lost electricity and 

would not be attending this evening’s meeting. 

 

Chairman Hunter said it has been a tough couple of days and he wanted to congratulate the DPW, Police 

Department and all the Village staff for the great job they have done.   
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1. Adopt Minutes for Planning Board Meetings of May 7, 2020, June 4, 2020 & July 2, 2020 

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to approve the meeting minutes of January 9, 

2020 as submitted. 
 

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to approve the meeting minutes of February 6, 

2020 as submitted. 
 

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 
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Motion by Chairman Hunter, seconded by Mr. Brosnahan to approve the meeting minutes of July 2, 

2020 as submitted. 
 

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 

Chairman Hunter thanked Ms. Dreaper for her work on the minutes. 

 

2. 156 Palisade Street – Continuation of pre-submission conference for site plan review for 

proposed new proposed new multi-family building with basement garage  

 

Chairman Hunter said this agenda item will be moved to agenda item #10.  

 

3. 41 Cedar Street – Public hearing for minor subdivision for Cedar Commons 

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to open the public hearing for the application 

of 41 Cedar Street for minor subdivision for Cedar Commons. 
 

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 

Ms. Linda Whitehead/Attorney was present to represent the application. 
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Discussion: 

 Mr. Manley said this is just for moving the property line for approximately fifteen feet.  Mr. 

Manley said they purchased the piece of property which will have a lower easement on it from 

the Presbyterian Church, it has nothing to do with the approvals of the building construction, it’s 

just a property line movement.  

 Ms. Whitehead discussed the proposed application.  

 No one from the public addressed the Board. 

 

Action: 

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan close the public hearing for the application of 

41 Cedar Street for minor subdivision for Cedar Commons. 
 

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 

Mr. Brosnahan offered the following resolution which was seconded by Ms. Haupt: 

 

RESOLUTION 7-2020 

 

RESOLUTION OF THE VILLAGE OF DOBBS FERRY PLANNING BOARD  GRANTING 

SUBDIVISION APPROVAL FOR A LOT LINE ADJUSTMENT 

43- 45 Cedar Street 

 
 WHEREAS, Cedar Commons LLC has applied for subdivision approval for a lot line 

adjustment at 43-45 Cedar Street and denoted on the tax assessment maps as Section 3.80. Block 42, Lot 

11 and located in the DB zoning district, and 

 

 WHEREAS, the following plans and documents were submitted as part of the  

application: 

 

 “Preliminary re-apportionment plat”. 

 Subdivision Application, Dated 6/17/20. 
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 WHEREAS, the Planning Board is familiar with the site and surrounding area and the proposed 

lot re-apportionment and at their meeting of August 6, 2020 held a duly noticed public hearing and all 

comments were considered, and  

  

 WHEREAS, a lot line adjustment between two adjoining lots constitutes a type II action under 

the State Environmental Quality Review Act (“SEQRA”), and is therefore exempt from further 

environmental review. 

 

NOW THEREFORE BE IT RESOLVED, that the Planning Board of the Village of Dobbs 

Ferry herein grants subdivision approval for the subject application, conditioned on the following: 

 

1. Prior to the execution of the final plat, all required subdivision and Village consultants’ 

review fees shall be paid. 

   

             BE IT FURTHER RESOLVED, that this Resolution shall have an effective date of August 6, 

2020. 

   

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 

4. 12 Irving Place – Continuation of pre-submission conference for proposed new one family 

residence with two (2) car garage  

 

Mr. Kacper Tokarski was present to represent the application. 

 

Discussion: 

 A discussion was held and Mr. Tokarski addressed questions from the Board.  

 Mr. Manley said he had the Village’s Arborist come out and look at this months ago and the 

Arborist concurred with the determination that the tree had a problem root system to begin with 

and the applicant is putting sidewalk on both sides of the property to make up for the removal of 

the tree. 

 Mr. Tokarski said the tree is a 20 inch maple. 

 Chairman Hunter said it would be a good idea for the Board members to take a look at the tree so 

they understand what it is.  
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 Mr. Douglas said our next step would be to schedule a public hearing.  

 Mr. Tokarski displayed the following picture of the tree/root system:  

 

 
 

Action: 

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to schedule a public hearing for the 

application of 12 Irving Place for proposed new one family residence with two (2) car garage on 

September 3, 2020. 
   

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 

5. 555 Broadway – Request five (5) year extension of special permit for Hudson Hall 

 

Mr. Seth Mandelbaum/Attorney, Mr. Tom Simmonds/Mercy College Vice President of Operations and 

Facilities were present to represent the application. 
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Discussion: 

 Mr. Mandelbaum gave an overview of the proposed application and asked for the Board to 

schedule a public hearing at their next meeting.  

 Mr. Simmonds gave the following presentation on the proposed application: 
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 A discussion was held and Mr. Mandelbaum and Mr. Simmonds addressed questions from the 

Board.  

 

Action: 

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to schedule a public hearing for the 

application of 555 Broadway to consider a request for a five (5) year extension of special permit for 

Hudson Hall on September 3, 2020. 
   

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 
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6. 13 English Lane – Board of Trustees referral for proposed new multi-family building, three (3) 

units 

 

Ms. Christina Griffin/Architect and Mr. Andrew Cortese were present to represent the application. 

 

Discussion: 

 Ms. Griffin discussed the proposed application and displayed the following slides:  
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 A discussion was held and Ms. Griffin.  

 Mr. Manley said the application is totally compliant so it makes sense to set the public hearing 

and discuss the engineering. 

 

Action: 

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to schedule a public hearing for the 

application of 13 English Lane – Board of Trustees referral for proposed new multi-family building, 

three (3) units on September 3, 2020. 
   

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 
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7. 12 Parkway Drive – Pre-submission conference for site plan review for proposed new two (2) 

car garage with deck above & new two (2) story extension  

 

Ms. Christina Griffin/Architect, Mr. Michael Blatter and Ms. Amanda Blatter were present to represent 

the application. 

 

Discussion: 

 Ms. Griffin discussed the proposed application and displayed the following slides:  
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 A discussion was held and Ms. Griffin addressed questions from the Board. 

 

Action: 

 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to schedule a public hearing for the 

application of 12 Parkway Drive for site plan review for proposed new two (2) car garage with deck 

above & new two (2) story extension on September 3, 2020. 
   

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 

8. 189 Broadway – Continuation of pre-submission conference for proposed minor subdivision & 

cluster development 

 

Mr. Javier De La Garza/Architect was present to represent the application. 

 

Discussion: 

 Mr. De La Garza discussed the proposed application and displayed the following slides: 
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 A discussion was held and Mr. De La Garza addressed questions from the Board.  

 

Action: 

 

Motion by Mr. Brosnahan, seconded by Chairman Hunter to continue the pre-submission conference for 

the application of 189 Broadway for proposed minor subdivision & cluster development on September 

3, 2020. 
   

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 
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9. MDR-2 Zone – Continuation of discussion on possible Zoning Code changes 

 

 

Discussion: 

 Mr. Lane said this is joint effort between himself, Mr. Brosnahan and Mr. Rosenkranz.  Mr. Lane 

noted that Mr. Manley was very helpful in helping them pull this together. 

 Mr. Lane gave the following presentation on Character Guidelines for Palisades Street: 
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 Mr. Lane asked Mr. Rosenkranz, Mr..Brosnahan and Mr. Manley to provide any comments they 

had about the presentation. 

 Mr. Brosnahan asked Mr. Manley to discuss the sliding scale. 

 Mr. Manley discussed the sliding scale.  

 Mr. Rosenkranz thanked Mr. Lane, Mr. Brosnahan and Mr. Manley for their work on this and for 

the presentation.  Mr. Rosenkranz commented on the presentation and noted that there will be 

issues with parking.  

 

Chairman Hunter said the agenda was set so the applicant could now speak. 

 

10. 156 Palisade Street – Continuation of pre-submission conference for site plan review for 

proposed new proposed new multi-family building with basement garage  

 

Mr. Paddy Steinschneider/Gotham Design was present to represent the application. 

 

Discussion: 

 Mr. Steinschneider discussed the proposed application and displayed the following slides: 
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 A discussion was held and Mr. Steinschneider addressed questions from the Board.  

 Mr. Steinschneider was encouraged to explore a revised development which sought to comply 

with suggested zone changes for the MDR-2 zone that the Village has been working on. 

 Mr. Lane will work with Mr. Steinschneider and work on something for the next meeting.  
 

Action: 
 

The pre-submission conference for the application of 156 Palisade Street for site plan review for 

proposed new multi-family building with basement garage, will be continued to September 3, 2020. 
 

Motion by Chairman Hunter, seconded by Mr. Brosnahan to adjourn the meeting.  
   

CHAIRMAN HUNTER   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

STEPHEN BROSNAHAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ROB LANE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

ALLEN HALE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

LAURA HAUPT    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PETER WINDER, 1ST 
ALTERNAATE MEMBER    AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS           AYE            NAY           ABSTAIN            RECUSE            ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 
 

The meeting adjourned at 10:53 p.m. 
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