
VILLAGE OF DOBBS FERRY BOARD OF TRUSTEES AGENDA

MEETING DATE: OCTOBER 13, 2020

AGENDA ITEM SECTION: PUBLIC HEARING

AGENDA ITEM NO.: 1

AGENDA ITEM: CONTINUATION OF PUBLIC HEARING FOR REVIEW OF

THE APPLICATION OF 100 MAIN STREET

ITEM BACKUP DOCUMENTATION:

1. LETTER & ATTACHED DRAWINGS DATED SEPTEMBER 17, 2020

FROM MR. PADDY STEINSCHNEIDER/GOTHAM DESIGN &

COMMUNTY DEVELOPMENT LTD., TO MAYOR ROSSILLO AND THE

BOARD OF TRUSTEES



GOTHAM
BEOEWES

Padriac Steinschneider

Gotham Design ̂  Community Development Ltd.
329 Broadway

Dobl)s Ferry, New York 10522

(914)693-5093 ■ Fax:(914)693-5390
Coll (011) 006-4802 ■ arch329@qmail.com

Dobbs Ferry Mayor and Board of Trustees SEP 1 8 2020
112 Main Street

Dobbs Ferry, New York 10522
by the Village Clerk

Village of Dobbs Ferry

.  Ooptumtyer 17,2020"

, NY

Re: 1 GO Main Street Site Plan Rev

SEP 18 2020

ew Village of Dobbs Ferry
Building Department

Dear Mayor Rossllio and Trustees:

It is our understanding that the Public Hearing opened at the July 14, 2020 Board of
Trustees, which was continued at your August 11,2020 and September 8,2020 meetings,
will be continued at the September 22,2020 meeting.

At the September 8,2020 meeting, we showed the SketchUp 3D model, which had been
revised in accordance with the most recent changes made to the design in accordance with
the recommendations for approval made by the Planning Board and the Architectural and
Historic Review Board (AHRB). We have asked the consultant who prepared that model to
isolate the trees to a single layer to that we can toggle it on and off, as the Board may prefer.
We understand the concern expressed that, with the tree layer turned on, it is not possible to
see the impact that the proposed addition has on views towards the River. We will be able to
show you the model with the trees turned off at the September 22,2020 meeting. It should
be noted that the current planting on the Aqueduct property does totally block that view, as
shown in the model. It should also be noted that the height and vwdth of the existing garage
blocks any view towards the River, as well as the view of the front building, from the
Aqueduct. It has never been possible to see the River or the Palisades from the Aqueduct
adjacent to this property since the garage >vas built in 1935.

Submitted with this letter please find ten sheets of drawings revised to show a modification to
the design in accordance with your request made at the Septerriber 8,2020 meeting. At that
meeting, concem was expressed about the fact that the floor area of the proposed fourth
floor addition is larger than 50% of the area of the proposed third floor addition. As
suggested, we have increased the area of the third floor by 342 square feet from 2,382,
bringing It to 2,724 square feet and we have cut the area of the fouifri floor by 163 square
feet reducing it from 1,711 square feet to a total of 1,548 square feet. This makes the fourth
floor 56.8% of the flilrd floor. For tiie fourth floor to be reduced to be 50% of the third floor,
the third floor would need to be increased by 372 square feet to 3,096 square feet.

The revisions that we have made limit the footprint of the third floor to the same area
recommended for approval by the Planning Board and AHRB. To add the 372 square feet to
the third floor would increase the coverage on the site, which we anticipate could require this
project to be retumed to the Planning Board for further consideration. It would also constrict
the area in the courtyard, which is used for the access to the parking spaces provided in the
renovated garage. It seems to us that enlarging the third floor level is an odd requirement
given the concerns that have been expressed by the neighbor objecting to the application.
Reducing the fourth floor further would obviate its ability to provide the minimum program
necessary for this project to be viable with a design that retains the existing garage.
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At its December 6,2018 meeting, upon receipt from the applicant of a design for a three
story addition which was compliant with the recent changes that the Village had made to the
Zoning Ordinance affecting this property, the Planning Board asked the applicant to consider
a design that started with the intent of saving the existing garage. The concern with adding a
fourth floor and the fact that it would be larger than 50% of the area of the third floor was
identified by the Planning Board when It asked the applicant to consider this alternative
design and then reviewed It at their meetings in early 2019. At Its March 7,2019 meeting, the
Planning Board decided to send this concept design to the Board of Trustees specifically to
ask whether the Board of Trustees would be willing to allow this fourth floor addition and the
use of the altematrve parking provisions in the Code, both of which are at the discretion of
the Board of Trustees. The design forwarded to Board of Trustees from the March Planning
Board meeting accomplished the goal of saving the garage. The question asked by the
Planning Board was whether saving that structure was suitable justification for the Board of
Trustees to use Its discretion to allow the fourth floor addition that the design preserving the
garage would require, as well as the use of the alternative parking provisions.

The Board of Trustees gave careful consideration to that question, hearing the matter at its
April 9 and April 23,2019 meetings. The Board of Trustees also conducted a site walk on
April 18,2019 with members of the Planning Board and the AHRB speclficaily to better
understand exactly what this approach to the development of this property would mean.
Three dimensional models were provided at the site walk, as well as drawings of the plans
and elevations, so that the members of the Board of Trustees could understand the massing
that would result addition of the fourth floor to the existing building. Balloons were installed at
the property for the site walk so that the Trustees would be able to understand the height of
the top of the proposed fourth floor and look at that height from all vantage points.

At its April 23,2019 meeting, the Board of Trustees took a vote that passed 6 to 1 confirming
that It would permit the fourth floor addition as well as the use of the alternative parking
provisions. That decision was documented by a Memorandum, dated April 30,2019,
prepared by the Village Attomey, which was sent to the Planning Board.

With this concurrence from the Board of Trustees, the Planning Board continued its review of
this approach to the development of the property. The Planning Board adopted a Resolution
at its June 6,2019 meeting recommending approval of the design with a fourth floor addition.
The Resolution specifically references that, In granting approval for the fourth floor addition,
the Board of Trustees would need to utilize "certain waivers from the strict application of the
zoning ordinance regarding the provision of a certain number of onslte parking spaces,
setback from the OCA to permit the garage to remain in Its current non-compliant location,
and flexibility regarding the interpretation of permitted height for the main building as It fronts
on Main Street." The Planning Board adopted this Resolution unanimously.

The matter was then forwarded to the AHRB and the application was heard at the June 24,
2019 meeting of the AHRB. The AHRB discussed the application and design and asked
whether the applicant had considered simply adding a simple fourth story to the existing
building. Instead of setting It back from the front. The applicant confirmed that the setback
from Main Street was a requirement for fourth floors in the DB zoning district.
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The AHRB requested a workshop on this matter with the Board of Trustees, which was
conducted on July 16,2019. Unfortunately, the applicant was not Invited to that workshop
and the meeting was not recorded. The applicant was Informed of the discussion that had
taken place by the Chair of the AHRB. it Is our understanding that the opinion provided by
the Trustees was that setback from the Main Street facade needed to be Included In the

design, that a setback from Elm Street should also be considered. The plans that were
considered In that workshop included a fourth floor with a floor area of 1,955 square feet
over a third floor with a floor area of 2,448 square feet, which would calculate to the fourth
floor being 75.78% of the third floor.

The AHRB conducted a series of meetings on this application and approved the project in
January 2020. The application for Site Plan review was then returned to the Board of
Trustees. The Board of Trustees called for a Public Hearing that was opened at its July 14,
2020 meeting. The drawings submitted with this letter are intended to address the request
made at the Board of Trustees September 8,2020 meeting.

We have made as much of an adjustment to the third floor as can be accomplished without
changing the foot print of the building and we have cut the fourth floor as much as possible
without further compromising the viability of the project.

As a simple point of reference, we have considered what happens If the area of the garage
that is being preserved Is added to area of the third floor as the basis for the calculation of
the ratio between the fourth floor and the floor below. Adding the 1,156 square feet of the
garage to the 2,782 square feet of the third floor would total 3,938 square feet. The 1,548
square feet of the fourth floor would then represent 39.3% of the area below. In fact, the
design that has been recommended for approval with a fourth floor area of 1,711 square feet
without the cuts identified In this letter calculates to 43.45% of the area below.

We look forward to continue the Public Hearing at the September 22,2020 meeting of the
Board of Trustees.

Thank you for your time and attention.

Sincere!

DESIGN'& COMMUNITY DEVELOPMENT LTD.

Paddy Steinschnelder, Land Use Planner, President
As Agent for L.M. Sutton Management Company
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PROPERTY OWNER: LEON SUTTON

LM.SUTTON REALTY

ADDRESS: 2600 Nethcrland Ave # 3102

Bronx, New York 10463-4801
PHONE: (718)432-1112
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