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      May 27, 2020 

 

Att:   Dobbs Ferry Planning Board 

Re:   Planning Board Application for 68 Belden Avenue, Dobbs Ferry, NY 

 Continuation of Pre-Submission Conference, June 4, 2020 

Dear Chairman Hunter and Fellow Board Members, 

At our initial “Pre-Submission Conference” held on March 5, 2020, for a minor sub-division at 

68 Belden Ave (actually to reestablish the lot we already owned), two minor questions were 

raised: a) the amount of driveway in the front of the new home, and b) the inclusion of an 

“indent area” along Belden (in the town right-of-way) to facilitate walking.  A tentative revised 

site plan (for discussion only), and photos/streetscape of the homes on Belden Avenue both 

East and West of the subject property, were provided electronically on April 15, 2020.  

However, despite the pandemic emergency orders, the requirement to also provide hard copies 

forced us to delay the continuation until the upcoming June 4th meeting. 

 

On the first question, at the Boards request. we have eliminated the proposed turnaround area 

and now have only a straight single width driveway to the enclosed garage.  This is 100% 

consistent with all the other homes on Belden east of the subject property (see the photo sheet 

and revised site plan).  In addition, we have had for 40 years two parking spots on Belden in 

that exact same location, so this would create less visual impact, not more.  Using South Lane as 

our only access is neither practical, cost effective, or safe. 

 

On the second question, to provide a small “indent/walking area” off the street in the town 

right-of-way, like what was done recently at 62-64 Belden Avenue, we appreciate the concern.  

While this will be costly and will require building new retaining walls and steps/walkway for our 

existing 1880’s home, we are willing to consider the village’s request, although we do not see 

this as a requirement in the Village Code.  The revised site plan provided for discussion, shows 

this “indent area” from the new driveway to approximately the fire hydrant and utility pole 

(which prevents us going any further) towards the west.  East of the new driveway, nothing is 

provided but some grading, as the land is almost at street level (like all the other homes), and 

there are significant roots from a large 24” maple tree not on our property, which are in the 

way.  As far as the steps to our current home, we plan to rebuild those to be lined up with the 

proposed indent area.   

 

Additionally, my wife as an attorney has serious concerns about creating a hazard with this plan 

due to the documented danger’s caused by non-sequential sidewalks, where pedestrians step 

off into the path of an unsuspecting motorist.  Most pedestrians use the existing footpath along 

the flats of the golf course, on the North side of the street. 
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Both of these questions will be discussed with the Board, and once a consensus is reached as to 

the best solution, finalized drawings and plans will be prepared. 

 

In addition, unbeknown to us, we received a letter from James Hahn Engineering dated May 7, 

2020, who was asked by the town to review our application.  While Mr. Pommer and Mr. 

Douglas freely admit these are mostly comments already raised by the Board, not engineering 

in nature, a lot of what they discuss are subjective opinions (“in lieu of providing standard 

technical comments, ….., we have highlighted the issues and concerns below”).  Certainly, let us 

assure the Board, we plan to comply technically with the Village Codes. 

 

As a written response to this letter was requested, please see the table below: 
 

Issue Response Next Steps 
 

Intro Paragraphs (ie: 
Belden Driveway) 

Really an opinion; a street profile drawing and 
pictures are being provided for discussion with 
the Board; Every home to the East has 
driveways; Revised plans reduced dramatically 
the driveway size; Additional plantings can be 
added if needed. 

Owner’s to discuss 
with Board 

In lieu of “Tech 
Comments,” access is the 
issue at hand? 

Driveway proposed is really an “esthetics” issue; 
It already exists, and is not engineering in 
nature.  

Owner’s to discuss 
with Board 

Subdivision Application 
Form (bullet #1) 

This was provided already with all the other 
documents requested by Mr. Manley. 

No follow-up needed 

Variance from ZBA (bullet 
#2) 

Correct, variances needed have been obtained 
and approved by the ZBA. 

No follow-up needed 
 

Lot less than 100 feet 
(bullet #3) 

Correct; Side yards already addressed and 
approved by ZBA; Existed that way for over 100 
years; This is the re-establishment of an existing 
lot. 

No follow-up needed 

Green Pathway Roadway 
(bullet #4) 

This is really at best a “wish,” as there is no 
existing sidewalks or “Green Pathway” on this 
section of Belden or on Washington Avenue, to 
connect to either Maple Avenue or Gould Park; 
Understand the concern, and within what is 
reasonably possible (due to obstructions), we 
will try to create an area in the “Town Right-Of-
Way;” If the village wishes to create a paved 
sidewalk along all of Belden, they can.  

Owner’s to discuss 
with Board 

6’ High Retaining Wall 
(bullet #5a) 

Concern is unfounded if we can build “walking 
area” as planned about 3-4’ in from Belden (vs 
to edge of “Right of Way;”  in that case, 
retaining wall in the front will be only 3’ high, 
made from Unilock construction. 

Owner’s to discuss 
with Board 
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Steep Sloop (bullet #5b, 
second section) 

The slope is on all the site plans and was 
discussed in depth with the ZBA; We don’t 
believe this is an issue, as that is the reason for 
the design we have proposed, with the garage 
and basement built into the hill and a level 
walkout from rear of the 1st floor. 

If more details are 
needed, owner’s 
representative will 
provide additional 
analysis 

Existing Site Pull Off 
Parking Unattractive 
(bullet #6) 

This is an opinion and not an engineering 
concern; however, this parking area is 40 years 
old, and will be reduced with the new house and 
driveway and be much less obtrusive; plantings 
may be added as needed. 

Owner’s to discuss 
with Board 

Site Distance May Be 
Poor (bullet #7) 

This is an opinion and has never been a problem 
for the past 40 years; planned walking area to 
West of driveway will also lower the “hill” and 
improve visibility when backing out. 

Owner’s to discuss 
with Board 

Large Tree in Right-Of-
Way (bullet #8) 

This tree is NOT our tree and is on our neighbors 
right-of-way; it is part of the reason we feel we 
cannot create the walkway area all the way 
going West, although the soil is near street level; 
however, it does not impact our project plans or 
our ability to build. 

Owner’s to discuss 
with Board 

Concrete Curbing (bullet 
#9) 

We plan to have new curbing on Belden, for 
both properties and this is on the plans; Will be 
built to Village standards. 

No follow-up needed 

Items listed “New” vs 
“Proposed” (bullet #10) 

Ok, changes on the plans will be made after next 
hearing is completed. 

Owner’s 
representative will 
update as requested 

Set-Back for Existing 
Stairs for Existing House 
(bullet #11) 

Current stairs for 68 Belden have been there for 
100+ years; plan was to move them back to start 
at edge of new walkway/access area (about 3-4’ 
from curb); we see no need to go in to edge of 
right-of-way, as no neighbors have done so, and 
it would be a potentially unsafe and uglier 
staircase. 

Owner’s to discuss 
with Board 

Plans for House Access 
(bullet #12) 

As per discussion, we do not plan access from 
South Lane; No accessory buildings are planned 
or desired. 

Owner’s to discuss 
with Board 

Sky Exposure Plan 
Diagram (bullet #13) 

This was provided to the Building department as 
part of the original packet. 

Will reconfirm and 
resubmit if necessary 

Grading Around Building 
and Driveway to be 
Provided (bullet #14) 

All grading will be shown on the plans once 
consensus on the design is finalized by the 
Board. 

Owner’s 
representative to 
handle 

Building Elevation (bullet 
#15) 

This is already shown on the plans submitted 
and requested by the building department; if 
needed we can resubmit. 

Owner’s 
representative to 
handle (if needed) 
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Screening Along East Side 
(bullet #16) 

Some foliage, plantings and fencing already exist 
(see photo at meeting); Spoke to neighbor and 
they have no concerns; Windows on that side 
are minimal for both houses. 

Owner’s to discuss 
with Board 

Barrier or Fence on Top 
of Proposed Walls (bullet 
#17) 

Not sure exactly what is being asked and what is 
safest; Certainly on taller walls, we are open to 
doing this and it is already on the proposed 
plans; Need more clarification; This is why 
walkway area along Belden is only 3-4’ indented, 
to allow a 3’ or less high retaining wall. 

Owner’s to discuss 
with Board 

(Next 4 Bullets, #18-21):  
Drainage Plan, 
Stormwater 
Management System, 
Soil Test, Infiltration 
System 

Westchester Modular Engineering will 
coordinate and prepare updated plans after next 
meeting/discussion with the Board; Initial plans 
were already submitted for previous site plan; 
Perk test was done on 5-14-20 and results will 
be shared. 

Owner’s 
representative and 
engineer to provide 
and prepare per 
Village Code 

Proposed Utilities (bullet 
#22) 

These will be added to the proposed plan; 
Power and cable exist on the pole towards the 
East Side of property; Other utilities (water, 
sewer, gas) exist in on Belden near new home. 

Owner’s 
representative to 
update plans after 
meeting 

Quantity of Fill Material 
(bullet #23) 

This will be calculated after next meeting once 
consensus is reached on the proposed site plans 
and amount of soil to be removed. 

Owner’s 
representative to 
provide 

Last Paragraph – 
Response and Revised 
Plans 

As already stated, this document and any 
additional questions will be addressed during 
the next Pre-Submission Conference on June 4th; 
After “Agreement/Consensus” all plans will be 
revised and updated as needed. 

Owner’s and their 
representatives will 
provide 

 

We thank the Village Board for their ongoing cooperation in moving our project forward, and 

let us assure you as long-time village residents, we will work collaboratively with the Board to 

reasonably address any questions. 

      Regards, 

 

      Rozanne and Marc Prisament 

      Property Owner’s 

 

(Referenced Documents/Attachments Emailed/Provided to Mr. Manley for the Board) 

 


