2015 Master Plan Committee Meeting

A Special Master Plan Committee Meeting of the Town of Cortlandt was conducted on

December 6, 2014 in the Vincent F. Nyberg Meeting Room of the Cortlandt Town Hall located at 

1 Heady Street, Cortlandt Manor, NY 10567 with the following committee members and appointed staff in attendance: 

Master Plan Committee: 


Linda Puglisi, Town Supervisor 



James Creighton 

David Douglas

 

Seth Freach, Town Councilman





Dani Glaser
Barbara Halecki

Michael Huvane

 

Maria Slippen
Absent:  
Michael Fleming 
Theresa Knickerbocker

Adrian Hunte

Staff Advisors:

Edward Vergano, P.E., DOTS Director 

Rosemary Boyle-Lasher, Assistant to Director of DOTS

Chris Kehoe, Deputy Director of Planning 

Also in Attendance: 

Michelle Robbins, AKRF 

Anthony Russo, AKRF

Flaam Hardy, AKRF, Planner

Supervisor Puglisi opened the meeting and thanked the committee for attending this special meeting to review several chapters.  The Master Plan is a 10 year plan and vision for the community and for the boards.  The survey is going well and there will be a link in the upcoming winter brochure. Michelle concluded that  the responses so far were positive and that everyone in the community is on board with the effort.  Some of the desires were for walk-ability, a center for activities such as a downtown, and more cultural things. 

Michelle, Chris and Maria attended a Sustainability Conference on 12/5/14 which was excellent.  The Planning field is now in the mainstream and funding will be based on seeing the types of improvements we are hoping to get when we implement our policies.  The sustainability piece is very important.  Michelle had asked the question at the conference as to how the communities are integrating their Climate Action Plans and other achievements into one comprehensive plan and that question could not be answered.  Cortlandt will be seen as the pioneers of this effort.  

Chapter Reviews: 

Michelle gave a review of the overall format.  

Historic Preservation and Cultural Resources: The beginning of the chapter will talk about why historic and cultural resources are important to sustainability.  Following will be the background and base studies which will support why we are coming up with the policies that we are coming up with.  Within these will be “call out boxes” that talk about anecdotal type things or information that may need further explanation.  Then resources will be listed followed by the policies.  

Anthony asked how we can start narrowing down some of the policies.  Michelle explained that it is possible to lump/merge some together into one. 

Michael Huvane asked if it could be presented in a way that might be easier to read for the average person. Michelle explained that Dubuque, Iowa has a “Citizens Guide to the Comprehensive Plan”, which she finds to be awesome.  It gives a summary, for the residents, which most likely will be the one that will be read.  Some creative ways of using icons can be used. 

Michael asked if a measurement of how much has been accomplished towards the previously measured metrics can be shown somehow.  Anthony explained that for the past efforts we have shown what has been implemented, partially implemented or yet to be implemented.  

Ed Vergano added that each chapter does have goals listed and policies that are set forth to achieve those goals.  

Maria Slippen mentioned that the Commissioner of New York City Parks (who spoke at the Sustainability Conference) has implemented an on-line data base of all the capital projects they are going through and it is updated monthly.  This could be a great way to be transparent.  

Seth agreed that the good work that has been done at Town Hall needs to be communicated to the citizens.  

Maria stated that Croton is working on their Master Plan and asked how the Croton MPC and perhaps a Buchanan MPC could be included in the Town’s Master Plan.  She explained that sometimes our MPC talks about things that are interesting and relevant to Croton but she doesn’t know how Croton is plugged into a lot of these things because Croton is somewhat separate from the rest of Cortlandt.  Linda added that Croton residents can use everything in the Town.  

Maria asked if those groups could meet with us over the next year.  

Anthony asked Rosemary to send him and Michelle a copy of the Capital Improvement Plan. 

(In other towns they use their CIP as means to obtain improvements from private applicants.)

Barbara Halecki asked that use of the tables be more comprehensive.  The use of too many tables can be confusing. 

Chris Kehoe asked the MPC to review the policies for each chapter. 

For Historic Preservation and Cultural Resources: 

Seth suggested that #26 Partner with local and regional cultural organizations...and #27 Explore opportunities to leverage the existing relationship with Paramount for events be combined. 

Michelle asked how specific do you want to get and Seth stated that if we are trying to narrow them down, we have to be broader. 

Linda asked if you want to prioritize the policies within each chapter.  Seth is hesitant to rank highest to lowest priority because there are different priorities for different people. Linda added that some policies are easier to accomplish.  

Linda had in mind how a future board would evaluate the policies. 

Rosemary felt they should not be prioritized because there are always shifts in priorities over a ten year period.  Ed Vergano agreed that it could tie our hands. It is very subjective. 

David mentioned that the Open Space committee had the same debate and it was decided it was not a good idea and too time consuming to agree on certain priorities. 

Jim suggested that perhaps a higher priority item can be shown in a call out box.  

Michelle added that we could lay out in our vision the certain things that are critical in our Sustainability chapter. 

Each policy was reviewed: 

Policy 1: Encourage new development to be compatible with adjacent historic properties or neighborhoods in terms of size, massing, and lot placement. 

Policy 2: Encourage the adaptive reuse of historic properties and conserve natural resources. 

These policies will remain unchanged. 

Policy 3: Develop design guidelines for Verplanck and Van Cortlantville.  Seth suggested the change to Develop design guidelines for historic neighborhoods (for example Verplanck and Van Cortlandtville).  


Policy 4: Coordinate with adjoining municipalities and those across the Hudson River to provide input and comments and seek interested or involved agendas... 

Rosemary asked how to cross reference policies that can be stated in several chapters.  Michelle stated that they can be cross referenced.  

It was decided to move Policy 4 to Visual and it will be cross referenced.  

(The use of the word “encourage” was discussed and it was decided that the word was still

 appropriate to use).  

Policy 5:  Establish a Historic Advisory Council and/or expand responsibilities of the Architectural Advisory Council to promote historic and cultural preservation and oversee the Town’s historic and cultural resource inventories.  Supervisor Puglisi stated that this policy is critical.  We need more emphasis on this topic. She would like a bus/van tour and seminar series. 

Seth mentioned partnering with the Van Cortlandt Manor house in Croton.  

Policy 6:  will be changed to read - Seek formal State and/or National Historic Register designations for eligible resources.  Michelle’s historian has looked at the current list and actually identified some additional properties that are eligible in town that we are adding to the list. 

Policy 7:  Maintain and update inventories of historic and cultural resources including locally significant resources not listed on national or state registries and make inventory readily available on the Town’s website and through Historic Cortlandt GIS.   This will now be a duty of the Historic Advisory Council.  This can be avoided as a policy because it is now a duty of the new Council. 

Policy 8: Seek grants to support the historic preservation of the Verplanck area and leverage its historic nature and waterfront location to preserve, protect and improve the cultural heritage of the Verplanck hamlet.  This policy will remain. 

Policy 9: Develop an inventory of Cortlandt’s scenic resources will be removed and moved to Visual.  

Policy 10: Retain, protect, and maintain access to open spaces will be removed and moved to Open Space. 

Policy 11: Preserve, maintain and expand the use of Town historic and cultural sites can be shown as a bullet because it is another task of the Historic Advisory Council. 

Policy 12: Work with local historians and historic organizations to conduct interviews and obtain oral histories.
Policy #13: Update the History of the Town of Cortlandt for the years 1988-2018. 

These are both additional tasks for the Historic Advisory Council. 

Linda asked who will be on the Historic Advisory Council?  Can the ARC be joined with the Historic  group?  David Douglas believes those are two different things and two different ways of viewing things.  Architects may not be knowledgeable or focused on the history.  He doesn’t believe the two should be joined.  

Linda stated that the new committee (Historic Advisory Council) should organize the seminars and events.  Michelle will identify the difference between a board and council.  

Policy 14: Identify and recognize through the use of signage and plaques...will be moved.  

Policy 15 - Policy 19 will all be bullet points. 

Policy 20 can be combined with Policy 14.  

Policy 21: Increase opportunities for historic and cultural learning at the HH library and Croton Library -can be changed to state just libraries.  

Policy 22: Continue to provide public access to historic sites located on the Hudson River in Cortlandt. Policy 23: Enhance public use of Cortlandt’s historic HR waterfront through continued improvements to the Cortlandt Waterfront Park.   These policies can be combined.  
Supervisor Puglisi suggested that students (both high school and college) be encouraged to join the Historic Advisory Council. A policy should be to seek partnerships with schools/organizations, etc.  Rosemary decided it should not be a policy but just stated in the creation of the board that students are asked to participate in this committee.  

Cultural policies were reviewed: 

The Goal is to provide a variety of cultural and entertainment opportunities to increase participation in and access to cultural and entertainment events.

Policy 24: Promote historic, arts, culture and heritage-based tourism and events through fostering the development of vibrant cultural centers to nurture individuals and audiences throughout the Town.  Develop an outdoor amphitheater at the Cortlandt Waterfront Park. Everyone agreed this was a good policy.  Rosemary felt it seemed to be more of a goal.  

Linda mentioned the Town would be hosting a Summer Concert series/Movie Nights at the Cortlandt Waterfront Park. Seth suggested changing the wording “at Cortlandt Waterfront Park” to “on the Hudson River”.  

Policy 26: Partner with local and regional cultural organizations and Policy #27 Explore opportunities to leverage the existing relationship with the Paramount will be combined.  

Policy 28: Support public art in public spaces throughout the town, especially along the Waterfront. 

This policy will stay. 

Policy 29: Promote the cultural diversity of the Town by having an event that celebrates all the diversity within the town with food and fun facts about various cultures.  Michael Huvane is passionate about this policy.  How will this be accomplished?  Rosemary spoke of the 225th event and a suggestion about promoting a “Taste of Cortlandt” which would be a way to bring in the different cultures and show the diversity.  Michelle will shorten the policy and add “Tastes of Cortlandt”. 

Policy 30: Explore opportunities to utilize the theater at the FDR VA for various performing arts events.  This policy will stay. 

Policy 31: Maintain existing partnerships and seek new partnership opportunities with neighboring municipalities..in maintaining, supporting and operating cultural facilities, programs and events. 

This policy can be combined with #26 and #27.  

Policy 32: Explore opportunities for collaborating across jurisdictional boundaries to reduce competition among regional cultural facilities and entertainment venues. David asked what does this policy mean.  Michelle explained that residents of the town attend events in Peekskill, for example and you do not want to compete with these events. We want to compliment, not compete.  

Linda added that we are doing more with the Hudson Valley Chamber of Commerce.  

Michelle will not eliminate this because NYSERDA wants to see regionalism and cooperation.  She will put it in the text.  Jim Creighton stated that we want to be sensitive to other cultural events that are happening, so as not to take away from these events. 

Michelle spoke about using water taxis for certain events in the area. Deep water access will be needed for this to be accomplished. (This can be used under economic development). 

Linda mentioned that a trolley was used in the past with the Historic Hudson River Towns organization up and down the Historic Hudson Valley area and should be re-established. 
Policy 33: Support the use of existing venues through historic preservation, ranging from full restoration to adaptive re-use and creative joint-use facility development.  Michelle thinks this is both historical and cultural.  This policy will stay. 

Barbara asked to re-word the 2nd paragraph on page 1 regarding the town’s historic structures stating that they are one of it’s most important renewable resources.  Michelle explained that historic resources have imbedded energy in them because they are already there. When you demolish them you are losing all the energy that was used to create them plus you are creating waste.  Renewable will be changed to repurposing.  

Rosemary explained that there will be a glossary for all of the NYSERDA terms.  

The Residential Land Use Policies were reviewed. 

Michelle stated that we have more demographic information in the Land-Use policies. 

Anthony asked which demographic stood out the most (or changed the most) since the last Master Plan.  Michelle answered the biggest change was the amount of open space, as far as land-use. 

Jim believes the residents of Cortlandt understand that we do care about Open-Space. 

Michael Huvane would like it to be used more actively.  

Maria spoke about Croton’s involvement in the Master Plan and gave an example under demographics (on page 4). The town’s population is stated without Croton included.  She would like it to be flipped flopped and talk about the town as a whole and then say what number in that is represented by the incorporated villages.  She feels this is an example of how we are saying this is Cortlandt without you.  It is important information but should be stated as us as a whole.  Michelle will make the change. 

Michelle explained that it is important to show the demographic information as to how the population is changing (increasing/decreasing).  It does make a big difference in the demand for housing.  

Michelle mentioned that the young (20 - 35 years old) demographic group is declining.  This is a big problem. This age group is not living in Westchester anymore. They seem to want the more urban communities and not have to drive a car. They will pay more for housing and make trade-offs.  Linda said our mission is to entice some young people back to our community. 

Seth mentioned that people are having families later in life and then moving back to our community.  

Michelle mentioned that everyone wants walk-ability. 

The numbers of housing (mixed-use), meeting this demand is very small. 

Chris Kehoe spoke that we have to decide that this is a Master Plan, this is general.  You could just say the town should investigate the creation of a transit oriented development center around the train station and leave it at that.  The burden will fall on the Town Board to hold the hearings and pass the zoning.  Or do you want to put more of an effort to explain and define it all in the MP.  

Michelle explained that we are planning for the future.  You want to position your town in the future for the best economically feasible place to be.  

Michelle added that you can’t support commercial areas without residential.  Commercial on its own does not work.  Everyone is hoping to live closer to where they shop, especially when transportation costs are high.  

Linda stated that 76% of the homes in Cortlandt are single-family homes.  She sees this changing over the next few decades, along the Hudson River and near the train stations. 

Policy 1: Encourage the establishment of diverse neighborhoods that provide residential housing choices to residents in all stages of life including young singles, couples, families and mature residents.  Seth asked if this should be a goal.  Chris agreed that Policy 1 seems to re-state the Goal: Provide a wide range of housing choices throughout the Town that provides for the needs of an increasingly diverse population throughout all life stages.  Michelle agreed. 

Policy 2: Identify potential locations for additional multi-family housing throughout Town. 

Michelle stated that this is critical. 

Seth asked to add multi-generational.  It was agreed that this should be a separate policy.  

Michelle would like to add the term “middle housing”, which includes anything between single-family and the highest density residential apartment building.  It is what is missing from most towns in America.  She will define all the housing terms in a call out box.  

Policy 3:  Revise zoning to allow a mix of uses in targeted commercial zoning districts. 

Policy 6: Permit residential uses in the HC and CD zones.  

Chris thought #3 and #6 could be combined.  HC and CD currently do not permit residential zoning at all.  

Policy 3 will state revised zoning to allow a mix of uses in specific residential commercial zoning districts.  Policy 6 will be eliminated.  

Policy 5: Continue to provide opportunities for affordable housing where needed.  The words “where needed” will be eliminated. This will acknowledge that we are already providing affordable housing. Specific numbers will not be stated because you do not know what your population will be in the future.  

A call outbox can be used to state specific numbers or percentages for affordable housing. It will state specifically what we currently do have.  

Seth said to do it very generally.  

Michael Huvane asked if we can define affordable housing.  Michelle explained that it is hard to define because it changes. Depending on the tax credits that different developers get, they will use different definitions of affordable.  Westchester County sets the criteria. 
In the town both Jacobs Hill and Round top have affordable housing units.  

Supervisor Puglisi stated we are proud of our units in the town that are affordable and Michelle will highlight those. 

Linda asked if incentives for veterans could be considered with the affordable housing. 

Michelle noted that the “Fair Housing Act” will need to be considered. 

She will ask Tom Wood. 

Policy 7: Identify opportunities for housing that provides a continuum of care for senior residents especially in areas near Medical offices and centers such as around the HVHC. 

Chris mentioned a meeting that was held with the Supervisor regarding re-zoning around the hospital. It would become a “neighborhood” type development. 

Rosemary asked if this policy should be revised so it is not so restrictive.  A mixed use type nature may want to be highlighted. Other commercial activity should also be encouraged. 

Jim is concerned that with the zoning someone will just build a commercial office building rather than what we are envisioning.  

Michelle suggested that Policy 8: Encourage flexible zoning policies in targeted areas of town that allow accessory apartments to be created within existing single-family homes, Policy 9: Allow new multi-generational housing on single-family lots, Policy #10 Streamline the process for approving accessory apartments and Policy #11 Increase maximum size of accessory apartments  can all be combined.  

David Douglas spoke about the accessory apartments.  What he was proposing was not stated.  The issue that faced the zoning board was the problem of families wanting to have the aging parent living with them and trying to balance that with not inadvertently turning single-family zoning into multi-family zoning.  This does not seem to be what is being addressed.  The idea is to make the process easier for families of aging parents or young adult children to have accessory apartments on a temporary basis.  They would have to come back every few years (possibly 3) to make sure the situation is still legitimate. 

Michelle asked how this should be stated in a policy. 

David would like it to encourage multi-generational living arrangements. 

The policy should be specific to state it needs to be a family member (not renters). 

Jim mentioned a situation where, in order for some people to afford to live in their homes, they would want to rent out an accessory apartment, for economic reasons. David explained that this is allowed within the guidelines. 

For the multi-generational the guidelines (size of the apartments) need to be larger. 

Rosemary asked for a description on multi-generational housing because it is not an accessory apartment.  Michelle explained that is more like a mother/daughter.  It is a new term and Chris explained that for new housing we have not been faced with this prospect. 

For accessory apartment, in existing homes, the owner must reside in the home and it is 25% of the home and it must be renewed every year. 

David believes it is important to have a renewable permit process to make sure the multi-generational housing is still being used by family members. The concept is to make it easier to complete if the housing is for a family member. Once that family situation is no longer needed and they still want to rent out the apartment, the regular guidelines must be met. 

Policy 11: was eliminated and Ed, Chris and Rosemary will speak to Tom Wood about the wording for a new policy to address the multi-generational need - family member needs to be stated. 

Policy 9:  Allow new multi-generational housing on single-family lots needs to be re-worded. Perhaps change “allow” to “consider”. 

Policy 10:  Streamline the process for approving accessory apartments will be eliminated. 

Policy 12: Encourage mixed-use developments that target young professionals and include uses such as retail, restaurants, breweries and pubs within walking distance of the train station- this policy will remain. 
Policy 13:  Adjust zoning district boundaries to remove “spilt zones” be consistent with the existing development patterns – this policy will remain. 
Policy 14: Remove MD zoning - will be eliminated. 

Policy 15: Preserve the rural character of the R-80 zone by maintaining large minimum acreage - should now be changed to “R-80 or larger”. 

Policy 16: Provide a maximum size or a maximum combined area for accessory residential buildings including stand alone solar panels. Seth and Rosemary agree that “stand only panels “are not how solar power should work and the town would like to discourage that. 

The panels should be on a building.  The Zoning Board has faced the same problem with solar panels being treated as “accessory structures.”

#16 will be changed to residential zones rather than buildings.  There should be separate rules for solar as compared to sheds, garages, etc. 

It was agreed that the policy would be to develop zoning for stand alone solar panels. 

Jim mentioned that in other towns the solar term is being pushed into the agricultural district.

They want to use it as a “solar farm”.   He asked that this be kept in mind. 
Policy 17: Update the existing Town subdivision regulations.   This policy will remain.  (Seth would like to add some more information regarding solar incentives).  Michelle could add this information in a box. 

Policy 18: Revise waterfront zoning in Verplanck and Annsville to allow for a diverse range of residential and commercial uses - will be changed to waterfront uses, instead of specifically mentioning Verplanck and Annsville. 

Policy 19: Develop targeted areas of the Cortlandt waterfront with housing, retail, restaurants breweries, pubs waterfront tourism and water dependent uses - can be combined with #18. 

Policy 21: Streamline a residential permitting process for solar and geothermal energy and Policy 22: Encourage residential energy efficiency upgrades will be combined with #17. 

There was a discussion regarding requiring solar on new construction or encouraging solar. 

Chris mentioned that the Planning Board has never discussed solar panels. 

Jim asked in addition to the Solar Task Force should there be a Sustainability Committee where the Planning Board could send a referral.  The Planning Board would need some expert advice. 

Policy 23: Encourage residents to store rainwater for use within residential property - will remain. 

Policy 24: Develop Town Standards for new construction based on the NYS Energy Code Update, expected to be implemented in early 2015. 

Chris believes staff level policies may need to be changed so when new developments come in these type things will need to be referred to the building department in the beginning because the Planning Board is looking at the lots.  

Michelle suggested it be put into the application. 

Linda suggested having an Energy Advisory Council, either as a stand alone council or part of the CAC.  

Rosemary asked the committee to comment on the Open Space policies on Google groups. 

January 15th will be the first public outreach Master Plan and LWRP informational meeting.  There will be 2 or more public meetings in the future. 

Minutes submitted by Judi Peterson 
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