The minutes of the Village of Haverstraw Planning Board Meeting on
Monday October 4, 2021 beginning at 7:00 PM.

PLEDGE OF ALLEGIANCE

ROLL CALL:
e Edwin Molina (Chairman)
¢ Dennis Michaels (Asst. Village Attorney)
o Ruben Berrios (Building Inspector)
¢ Eve Mancuso (Village Engineer) Present
¢ Diogenes Dominguez Present
o Danny Scaffidi Excused
¢ Joseph Coe Present
¢ Perry Masiello Present
e Gisbeth Ramos {Clerk to Planning Board) Present

Chairman Molina opened the meeting with an announcement that due
to a conflict in meeting times with the Village Board meeting there
would be a change in order to the Agenda and invited the 7-Eleven
group to address the Board.

Amy Miele, attorney for the owner of the 7-Eleven project: Ms. Miele
stated that the applicant and representatives had appeared several
times before the Planning Board, had appeared before the Architectural
Review Board last week and received their approval on the design.
She informed the Board that the way the Village Code worked was the
applicant had to first get a positive recommendation to the Village
Board for a Special Permit and then appear back before the Planning
Board for final site plan approval. They believe that they have made all
the changes that were requested and they have not yet received
Rockland County GML review notification for the Special Permit
application. W,ith them tonight were representatives of Stonefield
Engineering who has done extensive traffic studies of the area. Ms.
Miele reminded the Board that the project started out as a large
storage facility and it has been scaled down quite a bit. She assured
the Board that this would be one of the nicest 7-Eleven designs around
with new design standards.
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Zack Chaplin of Stonefield Engineering: Mr. Chaplin explained that
they had appeared before the Planning Board several times to review
the site plan so he wouldn't go in to too much detail however, they
were proposing a 7-Eleven convenience store which would be 3043 sq
ft and include 4 MPD’s (Multipurpose Dispensers) under a new canopy.
They have reviewed Eve Mancuso’s comment letter and they're happy
to report that they will be complying with all of her comments. For
clarification, Item #1 there was a discrepancy on lot area. The book
table is accurate and their lot area is 1.71. There was a discrepancy
between the narrative and the site plan and the mistake was on the
narrative not the plans and they have confirmed that. They are making
progress with DOT, have received their comments and are working on
those. The next steps for the applicant will be to get the Special Permit
and then appear before the Zoning Board to confirm variances that
they will need for the application. Mr. Chaplin asked if the Board had
any questions or further concerns.

Eve Manuso, Village Engineer: Ms. Mancuso commented that the only
outstanding item was the Dot approval. She questioned the latest set
of plans and asked if they had had an opportunity to design the corner
section for the Village.

Mr. Chaplin responded that they had not submitted those plans yet but
they include a clock tower component, knee wall which may be a
retaining wall and a flower bed with benches. The topography of the
sidewalk there restricts some of the design ideas.

Ms. Mancuso asked if they had spoken yet to Max Stach, Village
Planner. She believed that because it was a busy intersection it would
be problematic for benches and maybe it should only include
landscaping. She also asked where the loading dock was shown on
the plans.

Mr. Chaplin responded that revised plans had not been submitted yet.

Ms. Mancuso stated that until she gets revised plans she will hold her
comments.

Amy Miele: Ms. Miele stated that the applicant was scheduled to
appear at the ZBA meeting this month and their preference {the
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applicant} would be to NOT go over the GML review at this meeting
because several GML comments related to whether the ZBA could
grant variances. It would be easier to walk through the GML
comments with the Planning Board after they appear before the ZBA.
She offered to go over it tonight if that was the Board's decision. Ms.
Miele also stated that they were currently seeking to get a
recommendation from the Planning Board to the Village Board, whose
involvement with the Special Permit was due to the gas pumps. She
stated that the Planning Board did not have to be completely in favor of
the site plan for this next step.

Planning Board members and consultants had no further questions of
the applicant and representatives.

Dennis Michaels, Asst. Village Attorney: Mr. Michaels composed the
following Resolution:

The Village Planning Board has a positive and favorable
recommendation to the Board of Trustees for the Special Use Permit, a
positive favorable recommendation for the project known as the 7-
Eleven convenience store, gas station and fuel sales to be located at
Gurnee Ave where it intersects with Route 9W, subject to the
comments & suggestions of Village Engineer Eve Mancuso in her
8/9/2021 letter to the Planning Board.

RESOLUTION #24

As presented by Attorney Michaels:
Motion by: Joseph Coe
Seconded by: Diogenes Dominguez
Motion Carries: All

Amy Miele thanked everyone for their work with them on this
application.

Dowd Street

Frank Phillips of Phillips & Millman, representing Jose Vargas, the
applicant and owner of the Dowd Street property: Mr. Phillips
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informed the Board that this was their third appearance before the
Planning Board and they were seeking a recommendation to the
Village Board n support of an amendment to the Village Zoning Code.
The last time they appeared before the Planning Board they went
through the comments from Eve Mancuso and addressed all 16 items.
There were some further questions that night and the project architect
Jorge Lopez is here to address those comments. In addition, the 60
day deadline for the Planning Board to respond to the Village Board
with recommendations runs out on October 16", The applicant has
received from Max Stach, Village Planner, a draft Part || EAF along with
a comment letter. This currently needs to go back before the Village
Board for an amendment to the zoning not site plan approval.

Dennis Michaels, Asst. Village Attorney: Mr. Michaels explained to the
Board that the applicant was looking for a positive recommendation for
the Zoning amendment not approval of the site plan. If they were to
give a positive recommendation tonight for the Zoning amendment it
did not mean that they were giving approval to the site plan as that
would be back before them at a later time.

Jorge Lopez, architect on the Dowd Street project: Mr. Lopez explained
that the owner of the property had contacted him and they went
through a long process to get to the flat roof. A gabled roof would
increase the height of the building by about 12 feet. Pointing out the
building on renderings in front of the Board he pointed out the
difference in the roofing designs. Mr. Lopez stated that it would be a
very nice building when it is done. The height of the building from the
first floor to the top of the roof would be 42,7 feet and from the low
side of the building to the top of the roof it would be about 54 feet.

Unknown Board Member asked what was down below, pointing to an
area on the plans.

Mr. Lopez stated that it was the garage and he pointed out various
vantage points on the plans.

Perry Masiello: Mr. Masiello asked how many sides of the building
would be accessed from the roadway.

Mr. Lopez stated 2.
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Eve Mancuso commented that based on her plan review there were 3.
She also asked if they had met with the Fire Department yet.

Mr. Lopez responded no.

Eve Mancuso: Ms. Mancuso stated to the Board members that from
the west face of the building you had to enter the building through a
pedestrian foot bridge and there was a concern about reaching the
building for rescues. This still needed to be worked out. Ms. Mancuso
also noted that last month the Board wanted to visualize the look of the
building and there was talk about lowering the height. She asked if
there was any opportunity to utilize the roof space for outdoor
amenities if there’s a flat roof.

Mr. Lopez stated that it was a possibility but it would need railing.

Mr. Masiello asked what the access was to the roof now.

Mr. Lopez responded that there was stairs and the elevator.

Mr. Masiello commented that the elevator doesn’t access the roof now
and Ms. Mancuso stated that if there were roof amenities they could
bring the elevator to the roof. :

Chairman Molina asked if the renderings before the Board were crude
drawings or something more significant, asking specifically if the
aesthetics would be different than what is shown. His current opinion
is that it looks like a big monstrosity but with brownstones or different

colors used on the building it would be much more attractive.

Mr. Lopez responded that the finishes on the building could be stucco
or siding stating that it would be the ARB that addresses this issue.

Discussion continued regarding the height of adding an elevator to the
roof area versus just bringing the stairs up to the roof.

Joseph Coe: Mr. Coe asked if the Town and County issues were in
regard to how they’re interpreting the Village Comp Plan.
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Eve Mancuso stated that, yes it was her understanding that they had
misunderstood some of the zoning in the area. The big picture on this
recommendation is the density and height and if the Board is
comfortable with them then they are just making a recommendation to
the Village Board.

Ed Molina commented that the development seemed to fit in with the
Viliage plan. He also asked to see the rendering of the garage again as
he needs to see the visuals of what the neighborhood propertied would
be looking at.

Eve Mancuso pointed out that from above will be looking at 1 story but
the people below will have a greater impact and will be looking at a 4
story building. The multifamily building behind this building will be
looking out over the roof of the new building. The properties most
impacted are the ones on Dowd coming from Route 202 and that's the
view that needs to be worked on.

Mr. Molina expressed concern that it is a large building for the small
property and would have an impact on the surrounding properties. He
believes that the aesthetics of the building might make it less impactful
in the area. He also stated that if they are following the long term
Village plan then he wouldn’t object.

Eve Mancuso stated that when the architectural plans have been fully
developed the building blend in better. The Board needs to determine
if they like the height and the roof features in order to make their
determination.

Ed Molina expressed that he felt favorable but he has concerns about
the height and the visual impact and asked if it could be addressed
with the different renderings and architectural details that they still
haven't seen.

Dennis Michaels answered affirmatively, stating that the concerns
could be addressed in the Resolution.

At the request of the Board Mr. Michaels offered the following
Resolution for approval by the Board:
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The Planning Board gives a favorable recommendation to the Village
Board to adopt the Zoning Code amendments as petitioned by the
applicant; specifically the Planning Board recommends favorably for
the Board of Trustees to grant the petition by the applicant to amend
the Zoning Code and Zoning Map and to establish a new MF-1 zoning
district, thereby allowing multifamily residential uses, rezoning lots
26.50-1-4 and 26.50-1-56 to the newly created MF-1 zoning district and
removing the properties located at 26.50-1-4, 5, 6.1 and 6.2 from the
Mountain Protection Overlay zone. If the Village Board adopts the
zoning amendments a 24 unit, 3 story multifamily development could
potentially be built on lots 4 & 5 while the existing condos will remain
on 6.1 and 6.2. The Planning Board would like the Village Board to
know their concerns, which are the height of the building should not to
be bigger than it is now presented and possibly decrease it, the traffic
impact, the aesthetics of the building and the roof to be something that
blends in more with the neighborhood and are visually pleasing. The
Planning Board recommends that the Village Board address the
comments in Eve Mancuso’s letter to the Planning Board of August 10,
2021. ' '

Joseph Coe asked if the zone change is only for the 4 lots mentioned or
would it affect other areas in the village.

Mr. Michaels responded that it is for the SBL's mentioned in the
Resolution however, a Zoning Map change could later open up the.
possibility of an MF1 zone in a different area.

RESOLUTION #25

As recited by Village Counsel: Motion by: Perry Masiello
Seconded by: Diogenes Dominguez
Roll Call Vote:
Ed Molina Yes
Perry Masiello Yes
Diogenes Dominguez Yes
Joseph Coe Abstains

Motion Carries: 3 votes for
1 Abstention
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Village Square — 49 West Broad Street:

Dan Richmond of Zarin & Steinmetz, Avrom Schwartz-applicant and
Jessie Cokeley of Colliers Engineering

Mr. Richmond addressed the Board explaining that this was an
informal presentation on the project because they had not yet been
formally referred to the Planning Board. They were applying to have
the new zoning, known as the Planned Redevelopment Incentive
Floating District (PRI), which was recently adopted by the Village
Board, applied to this property. The Village Board created this district
with the intent of allowing for the flexibility of design to promote the
redevelopment of property that has long been neglected in the Village.
This site, at 49 West Broad Street, has been designated in the Village
Comprehensive Plan for redevelopment and includes proposed
streetscape improvements along Clove and West Broad, affordable
housing (5 to 10 of the 55 will be affordable) and 30% of the roof
having solar panels. They have presented to the Village Board and
although they have not been officially referred to the Planning Board
they are anxious to move the process along. If the Village Board
adopts the floating district on this site it will come back before the
Planning Board for site plan approval.

Jessie Cokeley: Mr. Cokeley presented a color version of the site plan
explaining that redevelopment of the property calls for keeping the first
floor and completely renovating it, removing the second floor and
adding 4 more stories. He pointed out the architectural rendering of
what it would look like and pointed out the parking area in front of the
building, explaining how it is under the overhang of the upper floors.
The plan includes 51 parking spaces on-site, they intend to close one
driveway, there will be a slight reduction of the impervious area on the
site, and the site would be landscaped. As part of the PRI zone they are
seeking some density bonuses which enhance the property. One of
those would be providing units of affordable housing, providing solar
panels on the roof and streetscape improvements. Part of the
improvements will include redeveloping the municipal parking lot and
basketball courts on West Broad Street to get an additional 41 spots
there. And, the basketball courts would be relocated north of the
community center.
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Ed Molina asked how the redeveloped building footprint compares to
the existing building.

Mr. Cokeley responded that it would be the exact same footprint but
the upper floors will have a little more square footage and overhang
the first floor.

Ed Molina asked if it was all residential.

Joseph Coe suggested that the first floor of the building would be a
good use for something like a coffee shop if that's feasible.

Ed Molina commented that in the first proposal the first floor was
going to be all with residential units above.

Dan Richmond responded Yes, that was the original plan but they
received feedback that indicated there wasn’t enough commercial
interest to continue with that plan. It is 100% residential at this time

Perry Masiello asked if there was an entrance on Clove as the plan
shows only 1 and that’s not enough for the number of units in the
building.

Jessie Cokeley indicated that right now there is only 1 but they could
look at an emergency egress.

Diogenes Dominguez asked how many units in the building.

Mr. Cokeley answered that right now it's planned for 55 plus 1 for a
building superintendent.

Mr. Dominguez inquired about the size of the units.

Mr. Cokeley responded that they would be mixed and the current
breakdown was 10 - 1 bedroom units, 33 - 2 bedrooms, 12 - 3
bedrooms and 1 studio/1 bedroom for the super.

Mr. Molina asked what the economic target range for the units that are
not affordable housing would be. Also questioning if they would be
considered mid-range or luxury units and comparable to Harbors.
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Dan Richmond stated that the building is not targeted for luxury but
the design shows it will be high quality.

Avrom Schwartz remarked that it would not be like Harbors as they are
set up differently with their own entrances and the area is more like a
Village. He stated that these would be a separate building that’s part of
the Village and the units will be similar in quality to Harbors.

Eve Mancuso informed the Board that the questions on this project are
the same as the last presentation; parking, visual impacts, does it fit the
area, the height etc.

Ed Molina commented that the parking would be addressed because of
the number of onsite parking and the redesign of the Village lot.

Jessie Cokeley explained that as per the Village Board Minutes, for a 55
unit building, 107 parking spaces are required. They will be deficient
by about 15 spaces but on their plan, for the sake of comparison,
they've included a parking study and for suburban low/midrise
apartment developments during peak hours of operation the
recommendation is for 1.25 spaces per unit, which would be about 70
spaces. They're in excess of that but they would still need a variance
for the parking.

Dan Richmond reminded the Board that they were redeveloping the
Village lot and still looking to see if they can get more spots.

Eve Mancuso explained the prelimi'nary changes for the Village parking
lot and the moving and rebuilding of the basketball courts.

Joseph Coe commented that thinking in terms of his demographic the
analysis might be different than what may exist now. With more
people working from home there is a need for places to go close to
home and a way for people to walk to things. With more density
demand for this will increase. He thinks it is a smart business idea to
include a coffee shop. Possibly included as an amenity to the building
but open to the public.
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Avrom Schwartz informed the Board that he had reached out to
Starbucks and received no response. He reached out to a bank and the
answer was no and he reached out to an Urgent Care and the answer
was no. He recently wanted to do retail but retail in America is going
down right now so the plan was changed to be residential.

Ed Molina, repeating Perry Masiello’s comments, agrees that traffic
flow is a concern. He suggested having an entrance and an exit but he
believes that leaving it the way it is will create a problem on West
Broad. In his opinion the building looks gorgeous and the concerns are
whether it is in character with the rest of the community, which is more
of an ARB issue. The building height looks good but the parking has to
work out, traffic flow and possibly some retail.

Eve Mancuso asked if they have an analysis of the height of the
building in relation to the existing buildings going up West Broad.

Mr. Cokelely responded that they had not done that yet and would still
provide that to the Board for comparison.

Perry Masiello questioned how much of the roof would be covered by
solar panels.

Jessie Cokeley explained that in order to obtain the bonus it had to be
33% of the roof area. The panels would be configured at an angle and
spaced appropriately so it might be as much as 50% of the roof.

Perry Masiello stated that this would have to be analyzed so there
would be no glare anywhere around the Village.

No further comments or questions from the Board.

Chairman Molina entertained a motion to approve the 2021 March,
May & June meeting Minutes.

RESOLUTION #26
Motion by: Diogenes Dominguez
Seconded by: Ed Molina
Motion Carries: All
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OLD BUSINESS
None.

NEW BUSINESS
None.

Chairman Molina: With no further business to be conducted by the
Board, the Chairman entertained a motion to adjourn the meeting.

RESOLUTION #27

Motion by: Perry Masiello
Seconded by: Joseph Coe
Motion Carries: All

Respectfully submitted by,
Judith Curcio

The Clerk Typist to the Planning Board of Appeals is hereby
authorlzed directed and empowered to sign these Minutes,
£ officy of the Village Clerk.
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