
 

 

      
 

 

SOMERS PLANNING BOARD MINUTES 

REMOTE MEETING HELD VIA ZOOM 

JANUARY 12, 2022 

7:30PM  
  

 

ROLL 

 

PLANNING BOARD  Chairman John Currie, Vicky Gannon, Nancy Gerbino,  

MEMBERS PRESENT:      Jack Mattes, Dennis McNamara, Bruce Prince, Christopher 

Zaberto 

 

 

ALSO PRESENT:  David Smith, Consulting Town Planner, Planning & Development 

Advisors; Steve Robbins, Consulting Town Engineer, Woodard & 

Curran; Tom Garrity, Town Board Liaison to the Planning Board; 

Joe Eriole, Planning Board Attorney 

 

 

MEETING COMMENCEMENT 

 

The Zoom meeting commenced at 7:30pm. 

 

Chairman Currie wishes everyone a happy and healthy New Year and requests participants say 

the Pledge of Allegiance.  

 

Consulting Town Engineer Steve Robbins calls the Roll and notes the required quorum of at 

least four members is present to conduct the business of the Board.  

 

 

 

John Currie, Chairman  

       Vicky Gannon 

       Nancy Gerbino 

       Dennis McNamara 

       Bruce A. Prince 

       Christopher Zaberto 

       Jack Mattes 

TOWN HOUSE  

335 ROUTE 202 

SOMERS, NY 10589 

TEL (914) 277-5366 

FAX (914) 277-4093 
EMAIL:  

PLANNINGBOARD@SOMERSNY.COM 

 

PLANNING BOARD 
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MINUTES 

 

Chairman John Currie moves to accept the minutes for the December 8, 2021 Planning Board 

Meeting as presented. Member Nancy Gerbino seconds. All in favor. Motion passes.  

 

 

TIME EXTENSION REQUEST 

 

GRANITE POINTE RE-GRANT  

TM:  27.05-1-2&5  

 

Request for the 18th – 90-day time extension for the Granite Pointe Subdivision Re-Grant of 

Final Subdivision Approval, Wetland, Steep Slopes, Tree Preservation and Stormwater 

Management and Erosion and Sediment Control Permits, as per Resolution 2017-10, from 

January 23, 2022 up to and including April 22, 2022 as per Town Law Section 276 (7) (c) and 

Town Code Section 150-13M.   

 

The Property is located on the east side of Route 118/202, adjacent to the Amawalk Reservoir 

and is located in an R-40 Zoning District for the development of 23 lots in a Cluster 

Subdivision. 

 

Chairman John Currie provides that he reached out to the Applicant, and there are no changes.  

 

Chairman Currie moves to grant the extension. Member Christopher Zaberto seconds. All in 

favor. Motion passes.  

 

 

PROJECT REVIEW 

 

AMERICAN TOWER/DISH WIRELESS APPLICATION FOR SPECIAL USE PERMIT 

WIRELESS TELECOMMUNICATIONS FACILITY 

TM: 37.13-2-3 

Application for a new special use permit to collocate DISH Wireless antennas, radios, and 

cabling on an existing monopine tower and a single RF cabinet on a steel non-penetrating 

platform.  

 

The property is located on the west side of Amawalk Street, 1,600 feet from the intersection of 

Lake Street in a R-120 District.  

 

PLEASE NOTE: The YouTube recording does not include the Applicant’s audio due to audio 

problems.   

 

Mr. John Kovacs, present for the Applicant. DISH Wireless is a new entrant into the wireless 

carrier market. They are currently in the planning and development stages, and they anticipate 

going live in late 2022 or 2023.  



Planning Board Minutes                                          January 12, 2022 

 

 

Page 3 of 8 

 

 

Their philosophy is to take advantage of the existing infrastructure and to collocate on existing 

towers. Planning to add 3 new antennas to the existing tower at 94 feet; the tower is 130 feet 

tall.  

 

At the base of the tower the new cabinet will be located within the existing “equipment 

compound.”  

 

The new cabinet will be shorter than fencing and vegetative screening. The nearest residence is 

several hundred feet away.  

 

Mr. Dave Smith, Consulting Town Planner suggests the Board refer this to the Town’s 

Telecommunications Task Force for comment. As a member of the Task Force, Member 

Christopher Zaberto concurs. Mr. Zaberto notes this is especially important so the community 

can understand the proposal in context of competition. 

 

Mr. Steve Robbins, Consulting Town Engineer, thanks the Applicant for promptly responding 

to the review memo furnished by Woodard & Curran. He also requests some additional 

information including a narrative describing how they will meet the requirements for a new 

special use permit.  

 

Member Nancy Gerbino notes that this area has poor mobile reception, even after the 

construction of the existing tower in question.  

 

Member Vicky Gannon asks if Mr. Kovacs visited the site, as he is based in Massachusetts. Mr. 

Kovacs replies that he has visited the site, along with others in the area where new equipment is 

planned. 

 

Ms. Gannon confirms the locations and professional licensures of the various engineers that 

prepared the reports in the application. Mr. Robbins notes that the structural engineer does need 

to provide an attestation per code, and the Applicant is aware of this requirement.  

 

Ms. Gannon and Mr. Zaberto discuss the role, expertise, and communication between the 

Planning Board and the Task Force as they review this potential project.   

 

Mr. Robbins notes that the Town retains a demolition bond to remove wireless equipment in the 

case that the DISH partnership does not pan out after the equipment is installed. Mr. Robbins 

will confirm the bond covers both the tower and antennas and their related equipment.  
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INFORMAL PRESENTATION  

 

URSTADT BIDDLE PROPERTIES PROPOSED REDEVELOPMEMT OF SOMERS 

COMMONS SHOPPING CENTER, 80 ROUTE 6 

TM: 4.20-1-11.6 

 

Informal review of a proposal to redevelop the area of Home Goods to provide multifamily 

housing.  

 

The proposal is in a CS District. 

 

Willing (Wing) Biddle and Elinor (Ellie) Biddle from Urstadt Biddle Properties and Anup Misra 

from Continental American Real Estate Co. present.  

 

HomeGoods (30,000 square foot tenant) is relocating in March 2022 to join their sister company 

Marshalls, leaving a very large vacancy in the middle of Somers Commons. UBP reached out to 

about 100 different retailers and is unable to attract a quality retailer to the space. The space 

available makes it difficult to subdivide into smaller stores.  

 

The proposed concept is to create a mixed live-work-play development by adding a new 

residential structure at the HomeGoods site. Mixed use is a trend in development, it attracts 

younger residents, older residents looking to downsize, and will help preserve the tax base of 

the shopping center. The proposal is to create 160-unit apartment building: 45 percent 1-

bedroom units, 45 percent 2-bedroom units, and 10 percent 3-bedroom units. 15 percent of the 

project would be affordable housing. It will be a “lifestyle building” with 5,000 square feet of 

indoor amenities and an interior courtyard.  

 

The proposed project will use existing excess parking and will not require additional parking.  

 

A large vacant retail space will attract nuisance, and housing will more than replace the taxes 

lost from HomeGood’s departure.  

 

The proposed development exceeds the permitted FAR of 2.0, to 0.29, and will need to receive 

a variance for building height.   

 

Mr. Biddle reiterates that UBP is a publicly held real estate investment trust that is the largest 

tax payer in Somers behind Pepsi and IBM.  

 

Consulting Town Planner Dave Smith explains that this proposal is similar in nature to other 

proposals in nearby towns, like Yorktown, and in towns both north and south of Route 287. The 

Westchester County Planning Department has indicated a need for all types of housing, 

including affordable housing. Mr. Smith suggests that Town also consider traffic impacts of 

converting retail space to housing.  
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Consulting Town Engineer Steve Robbins notes that water and sewer infrastructure exist in this 

area, including a Town easement for water. UBP has been a good partner in accessing that 

easement. Stormwater is also likely reasonably accommodated. Mr. Robbins mentions the other 

proposed retail project, Tractor Supply, on the other side of the shopping area.  

 

Mr. Robbins voices concern about the lack of a green or open space for potential residents and 

traffic circulation with converting retail space to housing.   

 

Member Nancy Gerbino recalls that a proposal for apartments at the former Pepsi campus was 

stymied by the Town Board because the Town does not have a precedent of approving 

apartment buildings. This is not codified in the Town’s Comprehensive Plan. Additionally, there 

are concerns about the Town’s firefighting resources such as ladder trucks and training related 

to the number of stories.  

 

Member Bruce Prince asks how UBP arrived at five stories.  

 

Mr. Misra explains that the project footprint is about an acre, and once that you account for the 

International Building Code requirements, the number of units are limited. Additionally, they’re 

considering the number of footfalls to draw retail customers. They also considered the number 

of bedrooms needed to attract downsizing baby boomers. Mr. Prince acknowledges this, as the 

3-bedroom units at Heritage Hills are the ones that sell the fastest.  

 

Member Vicky Gannon points out for the record that the Somers Zoning Code Article 5A for 

the Community Shopping (CS) District, 170-121.2(e), one of the principal uses is “residential 

apartments over stores.” This proposal isn’t consistent with the Code.  

 

Ms. Gannon asks if the retail traffic to HomeGoods supports the other retailers in the center, and 

that’s why the proposed residential project must be sized to also support the remaining retailers.  

 

Mr. Biddle explains that retail tenants want to be in shopping centers with anchor stores like 

Stop & Shop and HomeGoods to draw more customers.  

 

Additionally, replacing HomeGoods with a single freestanding apartment building rather than 

apartments over retail space works the best from a construction and aesthetics perspectives, but 

also creating more retail space where there’s already empty storefronts doesn’t make economic 

sense.  

 

Mr. Misra notes that building housing adjacent to retail fulfills the spirit of the Code, because 

adjacent to and over retail provides mixed use within the same area.  

 

Mr. Biddle also notes that people don’t really like to live over restaurants where there’s noise at 

night or stores that receive early morning deliveries.  
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Member Dennis McNamara asks for a confirmation that there is adequate water supply and 

sewer capacity, so that residential use will not adversely impact current users. Mr. Misra says 

examining the capacity will be the first task.  

 

Chairman John Currie, Member Nancy Gerbino, and Member Christopher Zaberto all voice 

concern over a five-story apartment building. Mr. Zaberto thinks a five-story apartment 

complex is bold concept for northern Westchester, that it doesn’t fit with the character of the 

bucolic nature of this community, and that it likely wouldn’t be received favorably by the 

public. Mr. Zaberto voices concern about more than 300 additional vehicles in a shopping 

center that has periodic parking difficulties, and other infrastructure demands. Mr. Zaberto 

would prefer it to remain retail space.  

 

Mr. Misra clarifies that of the 160 units, only 16 of the units would be 3-bedroom units, the rest 

is split 50-50 between 1- and 2-bedroom units. He acknowledges the potential impacts on fire 

rescue and will coordinate with the fire department on capacity. Additionally, since there is only 

one CS District in Somers, any changes to the zoning and code would only impact this shopping 

center. 

 

The Town Board must act first to change the zoning and code.  

 

Ms. Gannon asks how this proposal would be different from Avalon Somers, which is 2- and 3-

stories, has a similar mix of units, and affordable housing. 

 

Mr. Misra notes that Avalon Somers is a walk-up, and that the proposal would be an elevator 

building. All of the 3-bedroom units at Avalon are occupied. Throughout the County, there’s a 

need for 3-bedroom units.  

 

Mr. Prince recognizes the particular challenge of housing over retail space. However, the 

building height is going to result in a lot of push back. Is there an economic scale that would 

result in a lower building to be more amenable?  

 

Ms. Gannon asks what would happen if another large retailer leaves the shopping center.  

 

Mr. Biddle says this proposal is an attempt to preserve the tax base and the stability of the 

shopping center. Mr. Misra notes that towns both north and south of 287 are going through 

transitions.   

 

Mr. Prince agrees with Ms. Gerbino that the number of stories is unsuitable, but that he is in 

favor of providing additional housing and not having empty retail space.   

 

Chairman Currie asserts that the bucolic nature of the Town will change if a 5-story building is 

allowed.  
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Ms. Gannon reiterates that any residents should have access to green space. Mr. Misra says that 

an interior courtyard will provide private outdoor space, the architectural style will blend in but 

also have a façade that helps break up the height, and appropriate setbacks. Since it will be near 

the bike path, they will focus on bike-friendly amenities, which will also limit excess car trips.  

 

Ms. Gannon notes that renderings can help visualize their proposal since the HomeGoods 

footprint is a large bulk and that can be a stumbling block.  

 

Mr. Zaberto asks if they considered other ways to leverage the space. Mr. Gannon points out 

that they did address this at the start of their presentation.  

 

Mr. Prince concurs with Ms. Gannon that they should prepare more conceptual drawings and 

renderings. 

 

Ultimately, the zoning change is the purview of the Town Board and UBP presenting to the 

Town Board is the next step.  

 

DISCUSSION 

 

PROPOSED ZONING TEXT AMENDMENTS 

 

Formal referral from the Town Board to amend the Town of Somers Zoning Code to modify 

existing definitions of site coverage, building coverage, family and create a new definition for 

the term Structure, and allow Below Grade (Buried) Liquid Propane Tanks in the Town’s 

Groundwater Protection Overlay District.   

 

The Town will have a Public Hearing on January 13, 2022.  

 

Member Bruce Prince notes that Heritage Hills just buried 4 1,000 gallon liquid propane tanks 

from Halstead Quinn and the Town Highway Department did the construction. They’re buried 

about 5 to 6 feet and placed in a sand bed, covered by sand and soil. A similar approval was 

granted to DeCiccos.  

 

Mr. Dave Smith, Consulting Town Planner, gives some background from the Building 

Department and Zoning Board. With respect to the buried propane tanks, the Building 

Department said there’s little in the way of environmental hazard that should prohibit buried 

tanks in the overlay district.  

 

Mr. Smith also notes that there’s been some issues related to the definition of “family” and 

short-term leases to individuals that are not full-time residents of Somers. Westchester County 

and the New York City Department of Environmental Protection did have any substantive 

comments.  
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Mr. Joe Eriole, Planning Board Attorney, delves into the changes proposed around the 

definition of “family.” The legal significance is that the current definition references “blood 

relation or by marriage” which is proposed to be removed. This change is supported by case 

law. The proposed change does distinguish between the definition of “family” and daily and 

short-term rentals, or the so-called “Airbnb issue.”  

 

Mr. Prince notes that in Heritage Hills they’ve also addressed this issue, because more people 

are co-habitating without being married. It recognizes changes in society.  

 

 

MEETING ADJOURNMENT  

 

Chairman Currie reminds the members that the next Planning Board Meeting is Wednesday, 

February 9, 2022 at 7:30pm.  

 

Chairman Currie moves to close the meeting. Member Dennis McNamara seconds. All in favor. 

Meeting adjourned at 9:21pm.  

 

         

 Respectfully submitted, 

 

         

           ______________________________ 

       Janelle Robbins, Transcriber 

      

Janelle Robbins 

Woodard & Curran 

800 Westchester Avenue, Suite N507 

Rye Brook, New York 10573 

 


