
January 14, 2015                                                    
 
A MEETING OF THE PLANNING BOARD of the Town of Ossining was held in the Ossining Public Library, 53 
Croton Avenue, Ossining, New York, on the 14th day of January 2015.  There were present the following 
members of the Planning Board: 
 

Ingrid Richards, Chair 
Gregory McWilliams, Vice Chair 
Dennis Kirby 

     Gareth Hougham 
     Jim Bossinas 
 
Also Present:    Wayne Spector, Town Attorney 

David Stolman AICP, PP, Frederick P. Clark Associates, Inc. 
     Daniel Ciarcia, PE, Consulting Town Engineer 
     Sandy Anelli, Secretary 
 
High View Farm, 123A B & C Morningside Dr. & Barnes Rd.  Cluster Subdivision Plan_________________ 
 
A new application form, Environmental Assessment Form (EAF) and Plans titled High View Farm, 123C 
Morningside Dr., Town of Ossining, Westchester County, NY, dated October 24, 2014, prepared by Hudson 
Engineering & Consulting P.C. were on file.  Mr. Adam Wekstein, Attorney and Mr. Carlos Morales, Project 
Engineer were in attendance representing the applicant. 
 
Mr. Wekstein reported a 24 lot conventional subdivision plan submitted last year and based on that review, a 
cluster sketch plan is now being presented.  The new plan shows 28 units, three different road scenarios and cluster 
zoning using 5,000 square foot lots as a minimum. This plan includes a component of below-market-rate units 
which allows a density bonus based on Section 200-34 of the Town Code.  Option A shows a through road from 
Tavano Rd. to Morningside Ct. which connects the two clusters of houses. In Option B all of the access is would 
come from Morningside Ct. and serve all of the homes.  Option C is a split cluster plan, half take access from 
Tavano Rd. and half from Morningside Ct.  Sheet 4 shows road profiles. 
 
Mr. Stolman submitted and reviewed a memo originally dated May 14, 2014; updated January 14, 2015, titled 
High View Farm – Next Steps as follows: 
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He also said the next step in the process is for the Planning Board to issue a positive declaration which is a finding 
that there may be significant adverse environmental impacts as a result of the project.  The step after that will be 
the applicant’s responsibility to prepare a draft scoping outline which will be submitted to the Planning Board.  
The Planning Board will take that to a public scoping session and review the scoping outline to see where it might 
be deficient or it might not be comprehensive enough and we would move as a group, the public and the Planning 
Board, go over the scoping outline and ultimately prepare a final scoping outline of the draft environmental impact 
statement which will contain a variety of things, including various alternatives to the cluster subdivision the 
applicant is proposing. 
 
The Planning Board has quite a bit of latitude when it comes to cluster subdivisions; it can mandate a cluster 
subdivision; it can mandate a conventional subdivision, if the Board decides that a conventional subdivision is 
more appropriate.  It can dictate the size of the lots of a cluster subdivision and all of those things can be studied as 
part of the alternative section of the draft environmental impact statement. Once the DEIS is prepared by the 
applicant, the Planning Board generally has a number of reviews to make sure of its completeness to make sure it 
is complying with its final scoping outline and when the Board is finally satisfied that the DEIS complies and has 
completed everything in the final scoping outline, the Planning Board accepts the DEIS which is followed by a 
Public Hearing of the DEIS and subsequent reviews of the DEIS which will be followed by the preparation of a 
Final Environmental Impact Statement. Mr. Stolman clarified that the project is at the very beginning of this 
process. 
 
Mrs. Richards asked Board Members for their input and comments regarding the scenarios presented. Mr. Ciarcia 
noted that when we go through the scoping process, he would be requesting things like storm water retention 
plans.  These will be examined in great detail; the advantages of cluster verses a conventional layout is a likely 
issue that we would want to include in that process.  Also, Mr. Kirby added steep slopes and wetlands are to be 
included. Dr. Hougham requested, on behalf of the neighbors, that the applicant provide 3D representation of the 
plan using a program such as Google SketchUp. Property owners could see what the homes would look like and 
get a perspective of the project from their homes.   
 
Mrs. Richards raised concern with the change from the original proposal of 24 units on the conventional plan to 28 
units on the cluster plan shown today.  Mr. Stolman referred to and read through Section 200-34, paragraph C. of 
the Town Code, Residential Density Bonus.  Mrs. Richards opened the meeting for public comment:  
 
Mrs. Wendy Masserman, 10 Morningside Ct., read her memo dated January 15, 2015 to the Board. Mrs. 
Masserman also submitted a letter dated January 12, 2015 from Mr. William Jaenike of 12 Morningside Ct.  
Copies of these were distributed to all members of the Board and are attached.  
 
Mr. Howard Fleischer, 22 Tavano Rd, raised the question of the new number of 28 homes when a determination of 
24 was shown the conventional plans.  Another concern is the layout of the road where the road is in the back yard 
of existing properties.  He noted that this creates an island type layout of the properties which he understands is not 
permitted.  
 
Mr. Mark Hoeflich, 98B Morningside Dr., expressed concern with the 40 or 50 foot slope near Morningside Drive, 
drainage and sewage.  He also expressed concerns with the homes shown on the Aqueduct and steep roads with no 
sidewalks proposed. 
 
Mr. David Gordon, Attorney for “The Citizens of Ossining” urged the Board to re-think the original number of 24 
units on the conventional plan and urged review of comments from the community and two memos from the Town 
EAC. In his opinion, the density bonus leading up to 28 units was not determined correctly.  In closing he said, all 
of these things can be revisited by the Board and community during the DEIS Scoping process.   
 
Mrs. Mitzi Elkes, Environmental Advisory Committee Chair, asked for clarification of the areas noted as open 
space on the plan.  She also asked if there are any homes situated on the buffer zone and if they can be identified.  
There are two lots that are not cluster type lots.  These two lots are larger than the others.  One of which has access 
to Barnes Road which is part of New Castle. 
 
Mr. Stolman clarified that the Planning Board has not made any determinations as to whether the cluster plans 
presented are appropriate or not.  The Planning Board has a lot of leverage with cluster subdivisions.  The Board 
can decide what size the lots should be; the location of the lots, or that this project can’t be a cluster at all. It may 
have to be a conventional subdivision.  In response to Mrs. Elkes, there are two lots that are significant in size 
shown. 
 
Mrs. Richards thanked audience members and the Board.  She noted this project will further be reviewed by the 
Board.   
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Briar Commons LLC, 558 North State Road, Architectural Review & Revisions_____________________ 
 
Mr. Wekstein and Mr. Morales remained in attendance representing the applicant.   Mr. Wekstein noted that minor 
changes, as requested by the Board, have been made to the subdivision plat.  Mr. Spector said that the issue 
discussed at earlier meetings having to do with the project being converted from an HOA, or elimination of lot 
lines to allow for condominium has been removed. That application was withdrawn.  A copy of Mr. Wekstein’s 
letter dated January 2, 2015 was submitted to the Board which confirms this. 
 
Dr. Hougham asked for clarification of the changes that were made.  Mr. Stolman pointed out that the changes are 
minor such as the location of a fire hydrant location and a parking space, also a side note was removed from the 
plat. 
 
Neighbors expressed concerns with the project.  Mr. Albrecht, 552 North State Rd, expressed that they haven’t 
seen any fencing or trees.  Mr. Stolman noted these are shown on the approved plan.  Mrs. Richards referred Mr. 
Albrecht to the Building Department with this issue.  Mrs. Trainham, 55 Gordon Avenue, expressed that the storm 
water retention vault is unsightly and she doesn’t believe this is what was originally approved.  This item was 
changed and approved by the Board. It is more efficient than the original vault and will be fully landscaped and 
stone facing added which will make it more attractive.   Ms. Sharratt asked if a landscape plan was provided for 
this project.  It was suggested that she review the file at the Building Department as well.   
 
Mr. Morales outlined certain architectural features have been added to the buildings which are enhancements.  
Exposed concrete footings have been changed to show a stepped down finish with more siding.  Stone face 
material has been added in different areas and to the storm water attenuation vault.  Mr. Wekstein asked if the 
Subdivision Map could be signed. Architectural updates can be forwarded at a later date.  Mr. Stolman asked Mr. 
Wekstein to provide a vellum map for final review and signature. 
 
 
Minutes________________________________________________________________________________ 
 
A motion was made by Mr. Kirby, seconded by Mr. McWilliams and unanimously passed to approve minutes of 
Planning Board meeting December 10, 2014. 
 
 
Adjournment_________________________________________         ________________     _______________ 
 
There being no further business to come before the Planning Board of the Town of Ossining, Mr. Kirby made a 
motion, seconded by Mr. Bossinas that the meeting be adjourned to January 28, 2015. 
 
Time noted 9:05 p.m. 
 
Respectfully submitted, 
 

Sandra Anelli 
Sandra Anelli, Secretary 
Town of Ossining Planning Board 
 
Approved: February 25, 2015 
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