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FOREWORD 
 
In February of 2011, an application was made to the Cortlandt Planning Board, by Croton Realty 
& Development for Preliminary Plat Approval and for a Wetland and Tree Removal Permit for a 
26 lot major subdivision (25 building lots and 1 conservation parcel) of a 35.9 acre parcel of 
property located on the east side of Croton Avenue, approximately 400 feet north of Furnace 
Dock Road.   
 
In April of 2011, the Planning Board declared themselves lead agency under the NYS SEQR 
process but have not yet made a SEQR determination.  It was also in April 2011, when the 
applicant decided to reach out to the Town Board to discuss various development options for the 
property.  It was mutually agreed to take a "time out” from the Planning Board process to allow 
for a Design Charrette to be formed.  
 
The Hanover Charrette Committee was formed by the Cortlandt Town Board by Resolution No.  
192-11 adopted on July 19, 2011.  An environmental, planning and consulting firm, AKRF, was 
selected and retained by the Town, and paid for by the developer, to act as a third party facilitator 
and to develop the Charrette Summary Report. 
 
The Charrette committee was composed of several community leaders including representatives 
from the Conservation Advisory Council, the Parks Recreation and Conservation Advisory 
Board, Traffic Safety Advisory Council, Open Space Committee as well as area residents and a 
staff member from Cortlandt.  It was decided at the time of the formation of the Committee by 
the Town Board that the Charrette should take place outside of the direct involvement of the 
Planning Board, therefore no member of the Planning Board or its direct staff were appointed to 
the Charrette.   
 
On August 8, 2011, the Planning Board received a petition signed by a majority of the residents 
of Apple Hill Estates. In the petition, the residents stated their firm opposition to any proposed 
road connection between Apple Hill Estates and Apple Hill Drive serving the proposed 
subdivision on the former Croton Egg Farm property (see Appendix 1). On September 8, 2011, 
Supervisor Puglisi wrote a letter to the residents of Apple Hill Estates (see Appendix 2) thanking 
them for the petition and informing them a charrette committee had been formed to consider, 
discuss, and review various options and plans for the former Croton Egg Farm property. The 
Supervisor invited the public to attend these meetings and listen to the appointed committee 
members discuss the various plans. After the close of each of the charrette committee meetings, 
any members of the public in attendance were given the opportunity to make comments and 
express their thoughts to the committee.   
 
The committee’s objectives were to identify and consider relevant environmental factors early in 
the planning stages of the proposed project and to make recommendations to the Town regarding 
the development concept.  The goal of any Charrette is to capture the vision, values, and ideas of 
the community early in the planning process to help build a vision for a site through a 
collaborative team approach. The hands-on approach of the Charrette, the opportunity to interact 
with differing perspectives, and the fact that participants receive immediate feedback during the 
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Charrette, allow issues to be identified and resolved early on in the process. The Charrette not 
only produces very useful information, but it also enables the community to realize how much 
consensus there really is for key issues in a constructive format.  
 
We would like to thank all of the participants for agreeing to take part in the Hanover Estates 
Planning Charrette. The result of this planning effort is a concept plan that reflects both the 
community’s and applicant’s needs. The goal of the Charrette was to reach a consensus on issues 
wherever possible. Recommendations where a consensus was reached have been provided. 
Where consensus was not reached on an issue it is indicated in the report. This report is intended 
to document the Charrette and present the vision and illustrative material prepared during the 
Charrette while giving elected officials and policy makers a strong basis for making decisions 
regarding future land uses at the site. 
 

CHARRETTE COMMITTEE PARTICIPANTS 
 
Charrette Committee Members: 
 
Ed Cocozza   TSAC Committee/Resident 
James Creighton  PRC Advisory Board/Resident 
Robert Cusick   Open Space Committee/Resident 
David Douglas  Open Space Committee/Resident 
Seth Jacobson   Applicant 
Cynthia Kalangis  Resident 
Peter Kalangis   Resident 
Dominick Lauria  Resident 
Michele McGovern  Resident 
John Milmore   CAC/Resident 
Marge Parsons   Resident 
 
 
 
Attendees: 
 
Rosemary Boyle Lasher  Town of Cortlandt 
Timothy L. Cronin, P.E.  Applicant’s Representative 
Jim Teed    Applicant’s Representative 
David Steinmetz, Esq.   Applicant’s Attorney 
Brad Schwartz, Esq.   Applicant’s Attorney 
 
 
Facilitators: 

 
Michelle Robbins, AICP  AKRF, Inc., Planning and Engineering Consultants 
Anthony Russo    AKRF, Inc., Planning and Engineering Consultants 
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EXECUTIVE SUMMARY 
 
This report summarizes the findings and recommendations of the Hanover Estates Charrette 
Committee. The committee met four times between September and November 2011 (including 
one site visit) to consider a proposed development concept for a residential subdivision located at 
the former Croton Egg Farm site on Croton Avenue (see Figure 1).  
 
The committee’s objectives were to identify and consider relevant environmental factors early in 
the planning stages of the proposed project and make recommendations to the Town regarding 
the development concept. The meetings were attended by: ten community representatives, Seth 
Jacobson (the Applicant); Rosemary Boyle Lasher (a town representative); and the Applicant’s 
consultants (see list of charrette participants and attendees at the front of this document). The 
meetings were facilitated by Anthony Russo and Michelle Robbins of AKRF, Inc., an 
environmental, engineering, and planning consulting firm.  
 
The proposed 35.9-acre project site is zoned R-40 (see Figures 2 and 3). Under the applicant’s 
“Preferred Plan” (the original subdivision plan submitted to the Planning Board by the 
applicant), the site would be subdivided into 25 conventional lots with a minimum lot size of 
40,000 square feet (see Figures 4 and 5). A new road would be developed to provide access to 
most of the lots and would connect Croton Avenue to the adjacent Apple Hill subdivision. Three 
lots with driveways on Croton Avenue would also be developed. In addition, the proposed 
project would include a 5.07-acre conservation area with a dog park and picnic area.  
 
The applicant’s “Preferred Plan” and Alternatives 1, 2, and 3 (see Figures 6, 7, and 8) were 
presented by the applicant at the first charrette meeting. Over the course of the three meetings 
and one site visit, the committee identified issues and concerns and made recommendations 
regarding the proposed development plan. Several modifications to the applicant’s “Preferred 
Plan” were also proposed by committee members. Based on the discussion and recommendations 
made by the committee during the charrette process, the applicant developed four new 
alternatives. These Alternatives included 4, 5, 6, and 7 (see Figures 9, 10, 11, and 12), which 
were presented for discussion at the second charrette meeting; and Alternatives 9 and 10 (see 
Figures 13 and 14), which were developed based on the discussion, refinements, and 
recommendations expressed by the committee members at the second charrette meeting. Please 
note that no Alternative 8 was developed by the applicant.  
 
Through the charrette process, the committee was able to reach consensus on the committee’s 
preferred concept (Alternative 9) (see Figure 13). Alternative 9 is a cluster subdivision of 27-lots 
with 17.2 acres of total site area available for town use including a multi-use sports field with 
associated parking, a dog park and picnic area, and open space. It is important to note that not 
every charrette member agreed with all aspects of Alternative 9. Although most committee 
members expressed a preference for the layout presented in Alternative 9, a few committee 
members preferred the layout presented in Alternative 10 (see Figure 14) and one committee 
member preferred the layout presented in Alternatives 1 and 2 (see Figures 6 and 7).  
 
 
 



 

  January 2012 
2 

The most significant changes made to the project based on committee recommendations 
were:  
 
 the cluster layout;  
 the proposed boulevard entrance; 
 elimination of public road connection to Apple Hill Drive;  
 the addition of a multi-use sports field and associated parking available to the public;  
 the removal of all lots and driveways along Croton Avenue;  
 the elimination of an on-site septic system in favor of a sewer line connection to 

Cortlandt Ridge (aka Emery Ridge) and the Stephens Lane Pump Station; 
 and the addition of a buffer between the proposed development and Apple Hill Estates.  
 
At the first and last meetings, AKRF gave a brief presentation on the State Environmental 
Quality Review (SEQR) process. The objective of this presentation was to show committee 
members where the charrette process fit in relative to the Town approval process. It was 
discussed that the Town of Cortlandt Planning Board is Lead Agency for the proposed project 
and would decide whether or not an expanded Environmental Assessment Form (EAF) or 
Environmental Impact Statement (EIS) would be prepared. It was also discussed that the 
proposed project would be subject to subdivision approval by the Planning Board, and that Town 
Board approval would be required for Cluster Subdivision authorization. Finally, it was noted 
that committee members and the public would have additional opportunities to comment through 
the public hearing process on the proposed application during the SEQR and subdivision review.   
 
The committee spent the greatest amount of time discussing site layout and how site design 
would affect natural resources, open space, recreational amenities, and the visual character of the 
site. Traffic concerns and the location of site access were discussed at every meeting. Committee 
members also expressed significant concerns related to impacts to steep slopes, trees, and 
wetlands as well as stormwater and emergency access. 
 
Many of the committee’s recommendations were incorporated into the revised site plan by the 
applicant over the course of the four meetings. The table below outlines the revisions agreed to 
by the applicant based on the committee’s recommendations. This table also illustrates the efforts 
of the committee to improve the proposed project and the applicant’s willingness to incorporate 
the committee’s recommendations into a revised subdivision plan to make it a better project for 
the community.  
 
Please see next page for a summary table of the major plan elements proposed by the applicant 
before the charrette and after the charrette.  
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Table 1: Major Plan Elements Before and After the Charrette 

Before Charrette 
 

After Charrette 
 

Applicant’s “Preferred Plan” Alternative 9  
(based on Committee Member Recommendations) 

Conventional Layout Cluster Layout 
Lot sizes minimum of 40,000 square feet (0.91 
acres) 

Lot sizes 20,000 to 35,280 square feet (0.46 to 0.81 
acres) 

Individual septic  Sewer district tie-in and connection to Cortlandt 
Ridge (aka Emery Ridge) and the Stephens Lane 
Pump Station required 

Cul-de-sac (more maintenance) Loop road proposed 
Typical subdivision entrance  Boulevard entrance to subdivision 
Site access at existing driveway and through 
Apple Hill Estates 

Site access proposed at existing driveway  

New subdivision road would provide thru road 
connection from Croton Avenue to Apple Hill 
Drive  

New subdivision road with access from Croton 
Avenue would be loop road and would not connect 
with Apple Hill Drive 

Wetland buffer disturbance for access road, Lot 
7, and Lot 8 

Wetland buffer disturbance only for demolition of 
existing buildings and the placement of amenities 
within the proposed dog park.  

3 new curb cuts (for house driveways) and a 
modification to the existing curb cut (for 
subdivision access road) along Croton Avenue 

Modification to existing curb along Croton Avenue. 
No new curb cuts/driveways proposed on Croton 
Avenue 

No buffer along Croton Avenue Maximizes buffer along Croton Avenue by keeping 
disturbance outside of steep slopes area. 

Disturbance to steep slopes area along Croton 
Avenue 

No disturbance to steep slopes area along Croton 
Avenue 

Visual changes to the site would be observable 
from Croton Avenue 

A visual buffer would be maintained along Croton 
Avenue 

A total of 5.07 acres of total site area 
(approximately 14 percent) available for town 
use as a conservation parcel. 

A total of 17.2 acres of total site area  (approximately 
48 percent) available for town use including a  5.07- 
acre conservation parcel and multi-use sports field 
and the additional open space area along Croton 
Avenue.  

No multi-use sports field proposed  Multi-use sports field (180 ft by 300 ft) and 
approximately 89 parking spaces 

Includes a dog park and picnic area Eliminate dog park and keep picnic area and add 
more conservation area and trails 
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METHODOLOGY 
 
The report that follows describes in detail the specific issues, recommendations and concerns 
identified by committee members during the charrette. All issues, recommendations and 
concerns identified by members of the committee were recorded by AKRF. For purposes of this 
report, the issues have been organized into four categories including: 
 
 Site Layout 
 Traffic and Site Access 
 Natural Resources, Tree Protection, and Stormwater 
 Visual Impacts, Lighting, and Landscaping 
 
Overall, 23 recommendations were made by the committee with regard to the four technical 
areas. The recommendations listed include only those recommendations agreed upon by a 
majority consensus of the committee members. It should be noted that in some cases multiple 
options were debated and alternative viewpoints were proposed. These minority viewpoints were 
also recorded and are captured in the summaries of the open discussions.   
 
A draft of the Charrette Summary Report was provided to committee members for review and 
comment. Several charrette committee members provided comments on the Draft Charrette 
Summary Report.  A few of the key comments are summarized below.  
 
A number of committee members mentioned that they felt the charrette process was valuable and 
expressed appreciation for the opportunity to participate in the charrette and to provide input to 
the applicant and Town on the development concept. One member recommended that the report 
reflect the fact that the most of the members who did not prefer Alternative 9 were residents of 
the adjacent subdivision, Apple Hill Estates. A number of members commented on the multi-use 
sports field. These comments ranged from support of the sports field as presented in Alternative 
9 to a preference for no sports field. The reasons for not supporting a sports field at the site 
varied from concerns about the amount of traffic the field would generate to noise and visual 
impacts. Some members were also concerned about the loss of trees on the site and felt that 
disturbance to the site could be minimized without the sports field. Others felt that without a 
sports field or with a smaller sports field, a larger buffer between Apple Hill Estates and the 
proposed development could be maintained. All of the comments received by committee 
members are included in Appendix 3. 
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SITE LAYOUT  

Introduction 
 
The charrette committee spent the greatest amount of time discussing the layout of the proposed 
subdivision. Several revisions to the subdivision plan were proposed by committee members 
over the course of the four meetings in an attempt to address the committee’s concerns related to 
the layout of the site and how the layout would affect natural resources, visual character, open 
space and recreational amenities. The following is a summary of this discussion. 

Recommendations 
 
The committee proposed the following recommendations: 
 

(1) Cluster layout preferred over conventional layout  
(2) Connection to sewer system preferred over individual septic systems 
(3) Minimum lot size for cluster subdivision ½-acre lots  
(4) Remove proposed lots along Croton Avenue 
(5) Provide both active and passive recreation area(s) on the site 
(6) Include a multi-use sports field for use by Town of Cortlandt residents 
(7) Include additional areas of open space on the site 
(8) Protect trees and minimize grading to the maximum extent practible 

 

Summary of Open Discussion 
 
At the first charrette meeting, the applicant’s “Preferred Plan” was presented with the three 
alternatives (Alternatives 1, 2, and 3) that had been previously submitted to the Planning Board 
as part of the original Hanover Estates subdivision application. Under the original “Preferred 
Plan”, the applicant proposed to create a residential subdivision with 25-lots and a 5.07-acre 
conservation area. This plan also showed a public road extending from Croton Avenue (in the 
location of the existing site access) to the adjacent Apple Hill Estates subdivision. In addition, 
the original “Preferred Plan” proposed three houses with direct access to and frontage upon 
Croton Avenue. It was noted that Croton Avenue is listed as a Historic & Scenic Road in the 
Survey and Assessment of Historic Roads Report1 (see Appendix 4). 
 
A number of concerns related to the layout of the applicant’s “Preferred Plan” before the 
charrette were expressed by committee members, including the location of the site access, the 
through road to Apple Hill estates, the multiple curb cuts on Croton Avenue, the lack of open 
space and recreational amenities, the potential run-off from the driveways along Croton Avenue, 
the potential visual changes to Croton Avenue, the disturbance to areas with steep slopes and 
wetlands, the lack of tree preservation, and the need for a secondary (emergency) access route. 
                                                 
1 The Historic and Scenic Roads Law was adopted by the Town Board on 11/16/2010 as Local Law 16-2010 and 
added to Chapter 188 (highways and Roads) of the Town Code.  Section 188-2 lists what the responsibilities of the 
Planning Board are with respect to the preservation of the features associated with these roads. 



 

  January 2012 
6 

To address these concerns, the committee requested that the applicant consider preparing a 
cluster layout. The committee felt that a cluster layout would minimize impacts to natural 
resources (wetlands, steep slopes, trees) and would provide more space for recreational and open 
space opportunities at the site, as well as reduce visual impacts to Croton Avenue by allowing for 
a larger buffer. The applicant agreed to consider a cluster alternative, but wanted to get 
confirmation from the Town that connecting to Cortlandt Ridge (aka Emery Ridge) and the 
Town’s Stephens Lane pump station would be feasible before advancing a cluster layout. At the 
October 12th meeting, the Town confirmed that the existing pump station at Cortlandt Ridge had 
been sized to accept extra flow and that the Stephens Lane pump station would benefit from 
extra flow that could come from the sewering of the Hanover Estates project. Most committee 
members expressed that they would prefer the site be connected to a sewer system rather than 
have individual septics.   
 
The proposed lot sizes of the potential cluster subdivision were discussed. Most committee 
members agreed that the minimum lot size should be at least 0.5 acre. Some members were 
concerned about smaller lot sizes and its affect on the property values of Apple Hill Estates. The 
applicant stated a minimum lot size of approximately 0.5 acre would be the smallest lot size he 
would consider. One member stated that he would prefer larger lots of at least 1.0 acre in size.   
 
Most committee members expressed support for incorporating active and passive recreational 
uses on the site while a smaller number preferred to see only passive recreational uses or open 
space at the site. It was mentioned that this site is considered a high priority open space parcel in 
the Town’s Open Space Report.2 Some members questioned if the Town would be willing to 
fund this parcel as open space. One member questioned if the Horse Riding Academy 
(Alternative 3) was a possible alternative for the site. The applicant stated that there was no 
interest in the Horse Riding Academy and it was not an economically viable alternative. One 
member asked approximately how many houses the applicant would need to develop to reach a 
break even point. The applicant informally responded that approximately 24 houses would be 
needed.  
 
The high demand for sport fields within the Town of Cortlandt was discussed. Several committee 
members expressed strong support for a multi-use sports field on the site. One committee 
member stated that there is a tremendous need for soccer fields and other open space within this 
area of Town. Concerns expressed about noise from the proposed multi-use field led members to 
agree that no nighttime field lighting should be allowed and that the use of horns and 
loudspeaker should be restricted. The amount of parking provided for the multi-use field was 
discussed. Some members questioned if the 89 spaces provided would be enough parking. A 
member expressed concern that users of the field could park along Croton Avenue if the number 
of spaces provided at the sports field was not adequate. One member suggested posting no 
parking signs along Croton Avenue in the vicinity of the field. Other members thought the 
number of parking spaces proposed would be adequate.  
 

                                                 
2 The 2004 Town Comprehensive Plan called for the completion of an Open Space Report.  The Town Board set up 
an Open Space Committee that completed the report in May 2004.  The Hanover Estates property was investigated 
and listed as a “Highest Priority Parcel” for preservation based on an investigation of several features of the property 
such as environmental sensitivity, ecosystem preservation possibilities, recreation possibilities, preservation of 
community character and potential for public use. 
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The proposed dog park was also discussed. It was noted that there is an existing dog park in 
Town, which is very popular and gets heavy use. The committee was asked if they would prefer 
to see a dog park or other passive recreation at the site. Most committee members suggested 
walking trails and passive uses should be considered instead of a dog park and others did not 
care if it was a dog park as long as other passive recreation is provided.   
 
A number of committee members would like to see an increase in the size of the proposed buffer 
between Apple Hill Estates and the backyards of the lots within the proposed subdivision. A few 
members suggested that the size of the proposed multi-use sports field should be reduced and the 
proposed subdivision shifted south to allow for a larger buffer between the proposed 
development and Apple Hill Estates.  During the site visit and at a meeting, the committee also 
discussed the size of the rear yards on the lots in Apple Hill Estates that back up to the site. It 
was noted that the homeowners of the adjoining lots would have room to create and plant a 
vegetated buffer to screen their backyards from the project site.   
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TRAFFIC AND SITE ACCESS 

Introduction 
 
Increased traffic on Croton Avenue related to the proposed project and the location of the site 
access were discussed at every meeting. Several revisions to the site plan were proposed by 
committee members and the applicant in an attempt to address the committee’s concerns related 
to traffic and site access. The following is a summary of this discussion. 

Recommendations 
 
The committee proposed the following recommendations: 
 

(9) Keep site access at the existing site driveway 
(10) Eliminate direct connection to Apple Hill Drive, explore emergency connection if 

deemed necessary by the Planning Board 
(11) Remove driveway curb cuts along Croton Avenue 
(12) Traffic study for the project should include the Route 202/35 and Croton Avenue 

intersection and the Furnace Dock/Jacob Street and Croton Avenue intersection 
(13) Traffic study for the proposed project should assess a worst case estimate of the 

traffic that would be generated during the peak use of the multi-use sports field  

Summary of Open Discussion 

Several committee members expressed concern about how the proposed project would affect 
existing traffic levels and circulation patterns on the roadways surrounding the site. Committee 
members also expressed concerns about traffic volumes, congestion, queuing, parking, site 
access, safety, and the affect of the project’s traffic on the residential and historic character of 
Croton Avenue, a locally designated road of historic and scenic significance. A major issue for 
some committee members was how traffic related to the project would affect traffic operating 
conditions on Croton Avenue. In addition, concern was expressed about how the proposed 
project would affect peak hour traffic on the roadways surrounding the site particularly at the 
Route 202/35 intersection with Croton Avenue and the Croton Avenue and Furnace Dock 
Road/Jacob Street intersection.  It was noted that a recent traffic report prepared by the Town of 
Cortlandt Traffic and Safety Advisory committee recommended that the Croton Avenue and 
Route 202/35 intersection be redesigned to make the road more accessible for emergency 
vehicles. Due to traffic congestion and the lack of shoulders along the road, traffic is not able to 
move to the side of the road to allow emergency vehicles to pass affecting emergency response 
times. Some committee members were concerned that additional traffic added to the roadway 
would exacerbate these conditions.   

Some committee members also expressed concern about the amount of additional traffic the 
multi-use sports field would generate on Croton Avenue. It was recommended that the estimated 
traffic that would be generated by the multi-use sports field be assessed in the traffic study for 
the proposed project. To understand the worst-case traffic scenario committee members 
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requested that the applicant provide the maximum number of users that could be at the fields at 
any given time.  
 
Possible alternatives for site access were explored by the committee. It was noted that site 
distance was limited at the existing driveway. Some members suggested lining up the new 
proposed site entrance with Sassinoro Boulevard. The applicant stated that creating access across 
from Sassinoro Boulevard would increase the cost of the project by approximately $500,000 due 
to the steep slopes in this area. The applicant stated he was willing to consider an alternative that 
provided access in this location as long as he was able to achieve the lot density he needed to 
cover the increase in cost. The applicant was also concerned that the Town’s Steep Slopes 
ordinance would prohibit any disturbance to steep slopes in this area. The applicant requested 
clarification of the steep slopes law to determine whether or not disturbance to steep slopes was 
prohibited outright or could potentially be allowed by permit. The Town confirmed that it is 
possible for the Planning Board to issue a Steep Slopes permit for construction within a steep 
slope area with mitigation. Some members strongly supported site access across from Sassinoro 
Boulevard because it allowed for a larger buffer between the proposed development and Apple 
Hill Estates. Other members were strongly opposed to steep slopes disturbance for a road since 
using the existing site entrance would not require disturbance to steep slopes. Some members 
expressed concern about stormwater runoff to Croton Avenue if trees are removed and slopes are 
disturbed in this area. 
 
The committee also discussed possible ways to provide two access points to the site without 
connecting to Apple Hill Drive. Some members suggested creating the main site access across 
from Sassinoro Boulevard and using the existing site entrance as emergency access only.  

The committee requested that AKRF review the projected trip generation numbers for the 
proposed project including the multi-use sports field, to determine if traffic warrants for a traffic 
signal would be met at the project site driveway at the two possible future driveway locations: 1) 
the existing site driveway on Croton Avenue and; 2) the intersection of Sassinoro Boulevard and 
Croton Avenue. After analysis, AKRF does NOT believe that the build traffic volumes would 
warrant the installation of a traffic signal at either potential driveway location (see Appendix 5 
for the peak hour warrant analysis and a letter from the Town of Cortlandt Traffic and Safety 
Advisory Committee (TSAC) regarding the traffic conditions at the Croton Avenue and Route 
202 intersection).  

In addition, a number of committee members were concerned by the three new curb cuts 
proposed for driveways on Croton Avenue under the applicant’s initial “Preferred Plan”.  As 
mentioned previously in the report, Croton Avenue is a locally designated road of scenic and 
historic importance. As a result of the comments made during the meetings, the applicant agreed 
to eliminate the proposed lots with driveways on Croton Avenue. In general, the committee 
viewed the reduction in curb cuts favorably and most members of the committee preferred the 
site access location proposed in Alternative 9, which modifies the existing site driveway to 
access the site. A few members expressed concern about site distance at this location and would 
prefer to see the main access to the subdivision across from Sassinoro Boulevard (the entrance to 
the Emery Ridge development) as proposed in Alternative 10. One member also preferred site 
access in this location because it allowed for the subdivision to have a separate entrance from the 
recreational amenities.  
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Some committee members expressed significant concern over a proposed road connection or 
emergency access connection to Apple Hill Estates. It was suggested that a connection would 
negatively affect Apple Hill resident’s privacy, resale values, and security as well as increase 
traffic through the subdivision. It was also suggested that the new road could be used as a cut-
through to avoid Croton Avenue. Some committee members also expressed concern about 
potential visual, noise and neighborhood character changes to the Apple Hill neighborhood if a 
new road or emergency access road is constructed. A number of members questioned the 
necessity of providing emergency access since other subdivisions in Town do not have a 
secondary access or emergency access such as Apple Hill Estates.  
Other committee members viewed a proposed connection to Apple Hill Estates favorably, 
particularly for emergency access.  It was suggested that providing secondary access to a 
subdivision in case of an emergency is a good planning practice and has been required by the 
Planning Board for other projects in Town. It was mentioned that an emergency access road was 
constructed at the existing Emery Ridge development across from Hanover Estates. However, it 
was later determined that this road was not used for emergency access. It was noted that 
emergency access is NOT a Town Code requirement. However, it is an adopted Comprehensive 
Master Plan Policy to minimize the construction of cul-de-sacs and connect local roadways 
wherever possible (see Policy Number 83 in the Town of Cortlandt Comprehensive Master Plan 
(2004) Appendix 6). Further, it was noted that the Planning Board did consider a potential 
public road connection between the project site and Apple Hill Estates via a dedicated right-of-
way as shown on the approved subdivision plat (Appendix 7). The right-of-way extends directly 
from the common property boundary between the project site and Apple Hill Estates to Apple 
Hill Drive.  
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VISUAL, NOISE, LIGHTING, AND LANDSCAPING 

Introduction 
 
This discussion topic produced a number of recommendations aimed at reducing the visual 
impact of the proposed subdivision on Croton Avenue and neighboring properties. During the 
meetings, Committee Members recommended various changes to the initial “Preferred Plan” 
including the site layout and site access. Restrictions on the use of nighttime lighting at the 
multi-use sports field were recommended to avoid impacts to Croton Avenue and the 
neighboring residential uses. Many of the committee’s recommendations (listed below) were 
incorporated into the revised site plan by the applicant over the course of the charrette. The 
following is a summary of the Committee’s discussion related to visual impacts, lighting, and 
landscaping. 
 

Recommendations 
 
The committee proposed the following recommendations: 
 

(14) Provide visual buffer along Croton Avenue to top of slope 
(15) Provide buffer between Apple Hill Estates and proposed Hanover Estates 

subdivision 
(16) Prohibit the use of nighttime sports lighting at the multi-use sports field 
(17) Restrict the use of horns and loudspeakers at the multi-use sports field  

 

Summary of Open Discussion 
 
It was noted that Croton Avenue is a locally designated road of historic and scenic significance 
(see Appendix 4). Committee members expressed concern over the visual character effects the 
lots and curb cuts proposed would have on Croton Avenue. Several members recommended that 
the area of steep slopes and the trees within and along the Croton Avenue right-of-way be 
protected or preserved as open space to protect the scenic character of the road. Some committee 
members recommended increasing the proposed buffer between Apple Hill Estates and the 
proposed Hanover Estates to reduce the potential for visual, noise and neighborhood character 
impacts to the residents of Apple Hill.     
 
Some committee members expressed concern with the location of the parking for the multi-use 
sports field and the visibility of the parking area along Croton Avenue. It was recommended that 
the Applicant consider the use of pervious pavers on the parking site to reduce the amount of 
impervious surface on the site. The charrette committee is aware that additional stormwater 
improvements to meet the MS4 requirements will be necessary at this site. However, it is 
understood that details related to meeting water quality and water quantity requirements would 
be analyzed during SEQR and subdivision review by the Planning Board.  
 
In general, the committee viewed the changes to the site plan favorably and agreed that the 
revised site layout reduced the potential for visual impacts to Croton Avenue and the surrounding 
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residential properties. However, some members were still very concerned with proximity of the 
subdivision to the adjacent Apple Hill Estates. A few committee members recommended 
increasing the proposed buffer between Apple Hill Estates and the proposed Hanover Estates by 
reducing the size of the proposed multi-use sports field. Other members pointed out that the 
buffer as shown on Alternative 9 is already in excess of conventional code requirements. Some 
committee members expressed a positive view of the proposed location of the multi-use sports 
field because of its close proximity to Walter Panas High School and the existing town recreation 
area across the street.  
 
Landscaping of the proposed boulevard was discussed. Some committee members expressed 
concern that the landscaping in the boulevard would not be maintained. It was recommended that 
the maintenance of the boulevard landscaping be discussed during subdivision approval process.  
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NATURAL RESOURCES, TREE PROTECTION, AND STORMWATER 

Introduction 
The proposed project site is a 35.9-acre parcel formerly occupied by the Croton Egg Farm. A 
large portion of the site is disturbed and developed with structures related to the former Croton 
Egg farm operation. The western portion of the site along Croton Avenue is forested and steeply 
sloped. According to the Bartlett Tree Report prepared on October 31, 2011 (see Appendix 8), 
this is the area of the site most worth preserving. The northeast portion of the site is also forested 
and contains an area of large Tulip trees and smaller Maple trees. A town regulated wetland is 
located on the southeastern portion of the site. Committee members conducted a field visit to the 
proposed project site on Saturday, September 24, 2011. The following is a summary of the 
Committee’s discussion related to Natural Resources, Tree Protection, and Stormwater. 

Recommendations 
The committee proposed the following recommendations: 
 

(18) Minimize disturbance to steep slopes on property to the maximum extent 
practicable 

(19) Minimize disturbance to wetlands and wetland buffers 
(20) Keep existing trees along the steep portions of the site visible from Croton 

Avenue within the area of the site most worth preserving according to the 
Bartlett Tree Report.  

(21) If possible, preserve trees within the northeast corner of the site which contains 
an area of Tulip trees and smaller Maple trees noted as worth preserving in the 
Bartlett Tree Report dated October 31, 2011 

(22) Where possible, consider protecting individual trees of value within the 
developed former egg farm portion of the site. It was noted in the Bartlett tree 
Report that some of these trees could be protected with tree preservation zones 

(23) Protect trees identified to be preserved during construction 
 

Summary of Open Discussion 
 
Some committee members expressed concern over the amount of the disturbance proposed along 
Croton Avenue. A number of committee members were concerned that disturbance along Croton 
Avenue would affect the visual character of site, disturb sensitive natural areas and increase the 
potential for erosion. Most committee members recommended that the area of steep slopes along 
Croton Avenue be maintained to visually buffer Croton Avenue and the surrounding residential 
uses from the proposed subdivision. A committee member was concerned with the extent of tree 
removal that would need to occur and expressed distress over the possible loss of mature trees on 
the site. It was recommended that the Applicant maintain as many trees on site as possible 
particularly in the proposed open space areas.  
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It was also recommended that the applicant install protection around trees to be saved and 
located within the disturbance area. It was noted that the applicant would be required to complete 
a formal tree survey as part of the subdivision review. The applicant stated that the trees on the 
site have been tagged, but the formal tree survey is not yet complete. A preliminary tree report 
prepared by the Bartlett Tree Experts was provided to the committee at the final charrette 
meeting. This preliminary report provides a qualitative assessment of the impact on the trees and 
the projected loss of trees if the development moves forward as proposed in Alternative 1, 2 and 
3.   
 



 

  January 2012 
15 

SUMMARY OF ALL RECOMMENDATIONS 
 
The committee proposed the following 23 recommendations: 
 

(1) Cluster layout preferred over conventional layout  
(2) Connection to sewer system preferred over individual septic systems 
(3) Minimum lot size for cluster subdivision ½-acre lots  
(4) Remove proposed lots along Croton Avenue 
(5) Provide both active and passive recreation area(s) on the site 
(6) Include a multi-use sports field for use by Town of Cortlandt residents 
(7) Include additional areas of open space on the site 
(8) Protect trees and minimize grading to the maximum extent practicable 
(9) Keep site access at the existing site driveway 
(10) Eliminate public road connection to Apple Hill Drive, explore emergency 

connection if deemed necessary by the Planning Board 
(11) Remove driveway curb cuts along Croton Avenue 
(12) Traffic study for the project should include the Route 202/35 and Croton Avenue 

intersection and the Furnace Dock/Jacob Street and Croton Avenue intersection 
(13) Traffic study for the proposed project should assess a worst case estimate of the 

traffic that would be generated during the peak use of the multi-use sports field  
(14) Provide visual buffer along Croton Avenue to top of slope 
(15) Provide buffer between Apple Hill Estates and proposed Hanover Estates 

subdivision 
(16) Prohibit the use of nighttime sports lighting at the multi-use sports field 
(17) Restrict the use of horns and loudspeakers at the multi-use sports field  
(18) Minimize disturbance to steep slopes on property to the maximum extent 

practicable 
(19) Minimize disturbance to wetlands and wetland buffers 
(20) Keep existing trees along the steep portions of the site visible from Croton Avenue 

within the area of the site most worth preserving according to the Bartlett Tree 
Report.  

(21) If possible, preserve trees within the northeast corner of the site which contains an 
area of Tulip trees and smaller Maple trees noted as worth preserving in the 
Bartlett Tree Report dated October 31, 2011 

(22) Where possible, consider protecting individual trees of value within the developed 
former egg farm portion of the site. It was noted in the Bartlett tree Report that 
some of these trees could be protected with tree preservation zones 

(23) Protect trees identified to be preserved during construction 
 

 
 
 

 
 



 

  January 2012 
16 

CONCLUSION 
 
Although most committee members expressed a preference for the layout presented in 
Alternative 9, a few committee members preferred the layout presented in Alternative 10 and one 
committee member preferred the layout presented in Alternatives 1 and 2.  
 
Overall, the Charrette Committee meetings were very well attended and successful in identifying 
issues of concern and suggesting modifications to the proposed subdivision plan initially 
presented by the applicant to the Town.  
 
The applicant was receptive to these suggestions and over the course of the committee’s three 
meetings and one site visit made several revisions to the original subdivision plan (the “Preferred 
Plan”) presented to the committee.  
 
Although the committee was not always in unanimous agreement on every issue, all the 
members were committed to seeing this report highlight their concerns and recommendations. 
Since the beliefs and viewpoints one has concerning their community are based on one’s 
personal experiences, needs, and values it was not unexpected that there were some differences 
in perspectives among the charrette committee members. 
 
The findings, recommendations, and issues of concern contained in this report were well-
considered and fairly debated. As stated above, the committee recognized the value of a 
collaborative team approach and the opportunity the charrette provided to bring together the 
different stakeholders including the applicant, neighbors, representatives of key town committees 
and the public to resolve issues early on in the planning process. The committee is hopeful that 
the various boards and commissions in the Town of Cortlandt entrusted with the authority and 
responsibility to make decisions on behalf of all members of the community will strongly 
consider all the recommendations and concerns identified within this report. 
 
 
 
 
 
 
 
 



Appendix 1: 
Petition to Planning Board from the Residents of Apple Hill Estates 





Appendix 2: 
Letter to Apple Hill Residents from Supervisor Puglisi 





Appendix 3: 
Comments from Charrette Committee Members on Draft Charrette 

Summary Report 



















Appendix 4: 
Excerpted Pages from the Survey and Assessment of Historic Roads 

Report 























Appendix 5: 
AKRF Peak Warrant Analysis and Letter from Cortlandt Traffic and 

Safety Advisory Committee (TSAC) 





















Appendix 6: 
Town of Cortlandt Comprehensive Master Plan Policy Number 83 





Appendix 7: 
Apple Hill Estates Approved Subdivision Plat 





Appendix 8: 
Bartlett Tree Report 
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