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VILLAGE OF DOBBS FERRY
112 Main Street

Dobbs Ferry, New York 10522
TEL: (914) 231-8500 • FAX: (914) 693-3470

PLEASE TAKE NOTICE that a public hearing will be conducted virtually before the

Village Board of the Village of Dobbs Ferry, 112 Main Street, Dobbs Ferry, New York

10522 on June 9, 2020 at 6:30 p.m., or as soon thereafter as the matter may be heard, for

review of an application for site plan approval for a project consisting of a mixed use

building containing fifteen residential units, two of which will be restricted as affordable,

and approximately 2,000 square feet of retail space, on-site parking and related

improvements on property located at 41 Cedar Street (a/k/a 43-45 Cedar Street).

In-person attendance is prohibited due to the declaration of a COVID-19 statewide

emergency by the Governor's Executive Order No. 202 on March 7, 2020. All interested

parties are invited to be heard using Zoom, a web-based videoconferencing service:

Webinar ID 205 957 953, Password: 309361. Copy/paste the following link:

https://zoom.us/J/205957953?pwd=aU5YNHJVYkxub31WN0RzQUZoVzROUT09

-or- by Telephone: 1 929 205 6099 during the hearing.

The Village Board of Trustees will also accept written comments forwarded in advance

to ldreaper@dobbsferry.com. The application documents may be reviewed and further

details on public participation can be found online at the Village of Dobbs Ferry website,

www.dobbsferry.com

BY ORDER OF THE BOARD OF TRUSTEES

Dated: June 5, 2020 Elizabeth Dreaper

Village Clerk
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CHARLES A. COLDBEROER
May 18,2020

Mayor Vincent Rossillo and
Members of the Village Board

Village of Dobbs Ferry
112 Main Street

Dobbs Ferry, New York 10522

Re: Cedar Commons - 41 Cedar Street

Dear Mayor Rossillo and Members of the Board;

This firm represents Cedar Commons, LLC, the owner of the property located at 41 Cedar Street
(a/k/a 43-45 Cedar Street) (the "Propert>'"). We are writing to follow up on the discussion at your
March 10,2020 meeting at which you opened the public hearing on the application. As you will recall,
our client proposes to demolish the existing retail and residential structures on the Property and
construct a new mixed use building with street front retail space, 15 t^vo-bedroom residential units
(inclusive of two affordable units), and twenty-four new off-street parking spaces. We are also
proposing a pocket park area for outdoor sealing, and will be replacing the existing deteriorated
sanitar)' sewer and slormwater pipes serving the South Presbyterian Church to the rear. The Planning
Board at its September 5, 2019 meeting and the AHRB at its January 13, 2020 meeting have both
reviewed the project and recommended approval. We respectfully request that the Board of Trustees
follow the recommendations of the Planning Board and the AHRB and grant site plan approval for
the proposed project, after making a negative declaration under SEQRA.

Over the last year, since the project was first presented to you, the project has evolved based
upon the review and comments from the Planning Board, the AHRB and the public, to the project
that you see before you today, and which was presented to you at your March 10, 2020 meeting. We
believe this process was helpful and productive and the project now before you is better and in keeping
with the historic character of Cedar Street and the downtown. As requested, we have provided you
with an electronic file containing all the plans and studies that were submitted to both the Planning
Board and AHRB over the last year. As part of the Planning Board process, the project was also
reviewed by the Village consultants, including engineering, traffic and planning. Their comment
memos and our responses are also included in what we have provided to you. The most recent
responses to the Hahn Engineering comments including updated plans and slormwater report are
provided herewith.
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Our prior submission to your Board dated February 3,2020 included a summary of the project,
the current plans, and additional information and studies from our consultants. At the March 10,2020
meeting a question was raised regarding Scheme B originally presented last year. Scheme B differs
from the proposed Scheme A in that it includes a partial 4^ floor, set back 37.5 feet so as to not be
visible from street level. It includes the same 15 two-bedroom units and a slightly smaller retail space.
The benefit to the Village of this plan is that the parking is located on the first floor behind the retail
space, rather than below ground. The parking is still fully screened fiom view. This significantly
reduces the extent of site disturbance and excavation and therefor also reduces the construction

timeframe and the construction impacts. We have submitted to you for this meeting updated plans for
Scheme B including all the architectural details shown on the drawings approved by the AHRB for
Scheme A. We are also providing a conceptual stormwater plan for Scheme B. This plan, like Scheme
A, meets the goals of the Vision Plan and the Design Guidelines, and complies with zoning with the
requirement of a special permit for the 4*^ floor, except that since the parking is not fully enclosed
parking setback variances for the rear and one side will be required. We are also developing a virtual
reality presentation showing Scheme B as we had shown for Scheme A. We are providing this
information to provide the Board with the option to approve either plan.

Issues regarding trees on the property and immediately adjacent on the Zion Episcopal Church
properly were also raised at the March 10 meeting. Our client retained SavATree Consulting Group
(**SavATree"), certified arborists, to visit the site and provide a report on the trees in the areas in
question. The arborist also summarized the bushes and other vegetation as there are significant bushes
in the area. A copy of the arborists report is included herewith. The concern raised is that trees would
be removed, including trees on the Church side of the property line which would be impacted by the
construction of the proposed retaining wall. There was also a concern that this would create a visual
impact on Zion Church. As we have indicated, all vegetation in the area of the property line on the
Property will need to be removed to allow for the installation of the new utilities for the South
Presbyterian Church and the Property, as well as to allow for foe proposed pocket park. A landscape
plan for this area has been submitted. As set forth in foe SavATree report, all foe trees being removed
in this area are in poor or fair condition or dead. Most are also invasive species and inappropriate for
foe area. The new landscaping utilizing native species will present an improvement over foe current
conditions. On foe Zion Church property in the area potentially impacted by construction, two
significant trees were identified. One is a 32** diameter at breast height C*dba**) sugar maple, the most
dominant tree. SavATree indicated this tree is already dead and is in fact dangerous and should be
removed. The other large tree is a 25** dba Norway Maple. This tree is also dead, and is an invasive
species. Our client has made efforts to discuss this issue and others with representatives of foe Zion
Church, but has been unsuccessful. A copy of foe SavATree report has been provided to Zion
Episcopal Church. Again, foe Applicant has proposed a landsc^e treatment using native species that
will enhance foe visual quality of this portion of foe site.

Comments were also raised by foe Village Board at foe March 10 meeting regarding traffic and
foe need for review by a traffic consultant. We note that a comprehensive traffic and parking study
was prepared by Provident Design Engineering (*TDE**) as part of foe Planning Board submission
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package and was included in the February submission to you. The PDE study indicated the project
would result in only a minimal increase in traffic over that currently generated by the uses on the
Property. The PDE traffic and parking report was reviewed by Maser Consulting on behalf of the
Village. A response to the Maser comments were prepared by PDE. While PDE has provided
responses to the comments made by Maser Consulting, we have not yet received a response fn)m
Maser, and were advised they had not been requested to provide a response by the Village.

Concerns have also been raised regarding safety of the driveway. Any redevelopment of the
Property would require off-street parking - a significant benefit over existing conditions - and
therefore require a driveway to access same. The PDE traffic study supports the benefit of providing
off-street parking as there will be a net reduction in on-street parking demand of approximately 11
spaces. We have incorporated a number of features in the design to enhance safety for both pedestrians
and automobile traffic, including that the sidewalk in fix)nt of the garage entrance will designed
with a treatment to create a well-defined crossing area to alert pedestrians and help ensure pedestrian
safety. This can be further enhanced with additional safety features such as a pedestrianA^ehicle
presence alert system, low-profile plantings at the comers of the garage to ensure pedestrians cross
further from the garage to improve sight distances, and/or internal signage in the garage alerting drivers
of the pedestrian crossing.

With respect to construction related issues raised at the March 10*^ meeting, we note that all
construction in the downtown area has similar concems and constmction impacts are temporary. We
will work with the Village to minimize these temporary impacts as best as possible. For projects of
this scale and location these issues typically get addressed as part of the building permit application
process. There is typically a meeting with the applicant, the Building Inspector and representatives of
other Village Departments such as Fire, Police and Public Works. The applicant has reached out to
the Building Inspector who has indicated that at the appropriate time he will schedule a meeting with
the relevant departments to discuss construction sequencing.

Finally, we are aware of the concems raised regarding any potential impact on the Zion Episcopal
Church. We have presented a number of studies and a virtual reality presentation which all have shown
that the proposed building will not block any views of the Church or impact it in any way. The Church
building sits approximatelyTO feet away from the Property, and at a higher elevation. No views will be
obstructed as was reviewed and agreed to by the AHRB in its review of the project. We are updating
the virtual reality presentation based upon the tree information and also to reflect Scheme B and will
present the update at the Village Board meeting.

The proposed project provides many benefits to the Village of Dobbs Feny including those set
forth in the Vision Plan. Additional residences, including two affordable units, will be provided in the
downtown. These new residents will bring significant spending power and add to the vitality of
downtown meeting the goals of the Vision Plan. The new construction will be attractive and in keeping
with the character of Cedar Street as determined by both the Planning Board and the AHRB. A new
pocket park and new landscaping will be provided for the benefit of the Village. Lastly, and of great
significance in the current economic climate, the project will generate a significant increase in tax
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revenues to the Village and the school district. All of tliese benefits are objectives set forth in the Vision
Plan.

We would appreciate if the continuation of the public hearing on this matter could be placed on
the Village Board agenda for May 26,2020. We look forward to seeing this exciting project added to
the Cedar Street landscape. Thank you for your continued cooperation.

Very truly yours,

Linda B. Whitehead

Enclosures

cc: Cosmo Marflone, BDC Group
Christina Griffin

David Smith
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savattee.com/consuifing

CEDAR COMMONS TREE AND SHRUB

ASSESSMENT

For

COSMO MARFIONE

MANAGING PARTNER, THE BDC GROUP

For Service At

41-45 Cedar Street

Dobbs Ferry, NY
Prepared by

Matt Weibel
ISA Certified Arborist, Registered Consulting Arborist

SAVAmEE
Consulting Group

May 8, 2020

0 2020SavATree. LLC. All rights reserved. No part of this publication may be reproduced, stored in a retrieval system, or transmitted In any
form or by any means (electronic, mechanical, photocopy, recording, or otherwise) without written permission from SavATree, LLC.






































































































