
 

      
 

 

SOMERS PLANNING BOARD MINUTES 

July 13, 2022 

7:30PM  
  

 

ROLL 

 

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

MEMBERS PRESENT:     Christopher Zaberto 

 

PLANNING BOARD  Dennis McNamara, Jack Mattes, Bruce Prince  

MEMBERS PRESENT 

BY ZOOM: 

 

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

Advisors; Steve Robbins, Consulting Town Engineer, Woodard & 

Curran 

 

ALSO PRESENT  Joe Eriole, Planning Board Attorney  

BY PHONE: 

 

MEETING COMMENCEMENT 

 

The meeting commenced at 7:30pm. 

 

Chairman Currie 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 June 8, 2022 Planning Board 

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

 

 

EXTENSION REQUEST 

 

1. GRANITE POINTE FINAL SUBDIVISION APPROVAL, STEEP SLOPES, TREE 

PRESERVATION, STORMWATER MANAGEMENTS, AND EROSION AND 

SEDIMENT CONTROL PERMITS RE-GRANT ROUTE 118/202 TM:  27.05-1-2&5  

 

Request for the 20th – 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 for 23 lots in a Cluster Subdivision, 

as per Resolution 2017-10, from July 22, 2022 up to and including October 20, 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. 

 

Tim Allen from Bibbo Associates was present for the Applicant. He received an update 

from the New York City Department of Environmental Protection. Remediation is moving 

forward.  

 

Chairman John Currie moves to approve the 20th 90-day time extension. Member Dennis 

McNamara seconds the motion. All in favor. Motion passes.  

 

 

PUBLIC HEARING 

 

2. SOMERS NATIONAL GOLF COURSE APPLICATION FOR SITE PLAN 

MODIFICATIONS FOR PROPERTY LOCATION AT 1000 WEST HILL DRIVE: 

TM 6.17-20-1.21, 1.18-20-1.22 AND 6.13-20-1.23. 

 

Site Plan Application, Steep Slopes, Tree Preservation, Stormwater Management, and 

Erosion Control Permits for the renovation of an existing cart storage building into a cigar 

bar and installation of four golf simulators.  

 

The property is located in a Designed Residential Development Overlay District (DRD).  

 

Ms. Linda Whitehead, McCullough, Goldberger & Staudt, LLP, is present for the Applicant. 

Ms. Whitehead provides background that this application is for renovation of the golf cart 

barn to include a patio and provide a cigar lounge and golf simulators, improvements to cart 

paths, site improvements for stormwater, and removal of landscape debris only. After 
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discussions with the Heritage Hills Society and Planning Board, the mini golf course and 

additional parking originally presented are no longer included in the application.  

 

The new amenities proposed are accessories to the golf club and golf course. The closest 

residence is approximately 300 feet away and 50 feet lower in elevation from the project 

area.  

 

Ms. Whitehead acknowledges there are some minor technical details remaining from review 

memos provided by the Planning Board’s Consulting Town Engineer.  

 

Mr. Rich Williams, the Applicant’s engineer, and Mr. Quentin Lew, the Applicant, are also 

present to answer questions.  

 

Consulting Town Planner David Smith refers the Planning Board to the revised application 

and memo from the Town’s Building Inspector Tom Tooma, in conjunction with the 

attorney retained by the Town to review this project, regarding permitted and principal uses. 

Mr. Smith has no further comments. 

 

Consulting Town Engineer Steve Robbins notes that a review memo was provided to the 

Applicant in June, and the Applicant provided responses and requested documentation to 

address the comments. Any remaining outstanding comments will not change the 

application or environmental impacts of the project.  

 

Chairman Currie makes a motion to open the public hearing. Member Vicky Gannon 

seconds. The public hearing is open.  

 

Chairman Currie notes everyone will have an opportunity to speak, but there is a two-minute 

limit for comments. Member Christopher Zaberto requests that commenters state their name 

and where they live.  

 

Ms. Maureen Nagle speaks. Ms. Nagle is a 25-year resident of Heritage Hills and her unit is 

located at an elevation below the proposed project. She believes that inclusion of the golf 

simulators are an appropriate addition, but is strongly opposed to the cigar lounge. Condos 

424 though 430 are along the project perimeter, and their patios, yards, living rooms, and 

bedrooms face the proposed project area. She requests the Planning Board visit the project 

site to better understand the impacts to residents.  

 

Ms. Nagle asserts that music and other noise are already a problem with the existing use of 

the Golf Club due to the topography. She asks what kinds of mitigation measures are 

planned to address additional noise and lighting and smoking? What will be the hours of 

operation? What kinds of landscaping and screening will be used? 

 

Ms. Nagle asks about the sale of alcohol or use of the facility for private parties? Has the 

Applicant considered alternate locations?  
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Ms. Nagle concludes her comments with concern about the existing drainage issues. Units 

430A and 430B previously had significant runoff and debris enter their patios from the Golf 

Club. How will drainage issues be addressed? 

 

Mr. Arthur Singer, Condo 803A speaks. Mr. Singer asserts that the Department of Heath 

relayed to him that cigar lounges are not permissible in Westchester County. Mr. Singer 

would like to see the Health Code citation that allows such a use.  

 

Mr. Singer would like to know the hours of operation, membership, whether retail sales will 

be allowed and of what products, if there are vending machines available after hours, what 

are the age restrictions, will women will be admitted, can patrons bring their own smoking 

materials, what is the relationship between the cigar bar and golf simulators and can be go 

between the two, must you be a golfer to take advantage of the simulators and/or cigar bar?  

 

Mr. Singer expresses concern that the clean-up of landscape debris will cease if the project 

approvals are not granted, and that there are additional debris areas that are not hatched on 

the plans. He also asserts that vehicles are not properly registered, there are abandoned 

construction vehicles, and that these vehicles may be contaminating groundwater.  

 

Mr. Zaberto notes that the two-minute comment period has expired. Mr. Singer requests the 

Planning Board ensure that the Building Inspector certified clean up prior to further 

Planning Board review. Mr. Singer also indicates concern about potential violence at cigar 

bars. 

 

Mr. Ralph Corvino, 436B speaks. Mr. Corvino establishes he has no issues with golf 

simulators, there is little environmental or health impact with simulators. He is concerned 

with the terrace of the cigar bar and the potential impact on neighbors. What is the size, 

number of seats, hours, and other operational details that could have negative impacts on 

nearby residences, or mitigate the impacts?  

 

Mr. Corvino states his experience with cigar bars are that they are smokey, there’s typically 

alcohol but usually little food on offer, and there’s the potential for intoxicated drivers.  

 

Mr. Mark Gelle, Unit 429B speaks. This unit is directly below the terrace. Mr. Gelle is 

concerned about noise and screening. The beech tree leaf blight in New York State may 

further deforest the existing buffer. Mr. Gelle requests more details on tree preservation and 

mitigation.  

 

There are no Zoom participants that would like to make comments on this proposal. 

 

Ms. Whitehead notes that the cigar bar will comply with all existing regulations related, and 

that cigar bars are allowed under code. Alcohol is not permitted for sale in cigar bars in New 

York State. There are alcohol sales allowed elsewhere on the property.  

 

Ms. Whitehead notes there are regulations on ventilation for the interiors of cigar bar 

lounges. However, there are no regulations for outdoor spaces; smoking is already permitted 
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in a designated area on the existing Clubhouse terrace. Typically, smoke rises, rather than 

falls to a lower elevation.  

 

Ms. Whitehead asserts the terrace is small, 441 square feet. The hours will be no later than 

10:00pm. Age restrictions are set forth in the law, and one needs to be old enough to smoke 

to enter. 

 

Mr. Rich Williams, Insite Engineering, notes that all runoff from impervious surfaces will 

be captured and infiltrated in subsurface devices. The certified test results from the soil tests 

have been submitted to the Town. The additional impervious surface is limited to the 441 

square foot terrace, which is only large enough for 2 foursomes, and the addition to the cart 

barn is about 1,950 square feet. Landscaping and screening are planned for the building. 

There are 11 trees to be removed, and none are between the project area and the residences 

to the west; all of the tree removal is on the south side. South of the addition, the Applicant 

will remove debris and landscaping stockpiles as well as restore a settled berm. The berm 

will be reconstructed and tied into an infiltration practice so sheet flow does not reach the 

residences.  

 

Mr. Zaberto asks if the planned project, as presented today, including the stormwater 

improvements, will address the current runoff concerns. Mr. Williams asserts that the 

project is such small scale that the additional runoff volume wouldn’t be noticed. However, 

that the infiltration practices and reconstruction of the berm will likely improve the drainage 

of the area.  

 

Member Bruce Prince asks about the existing 15-inch stormwater conduit. Mr. Williams 

confirms that there is a 15-inch CMP. The hydraulic analysis shows a decrease in peak 

flows and increased attenuation, so the CMP does not need to be upsized.  

 

Mr. Prince asks about the slope of the terrace area. Mr. Williams notes that there will be a 

retaining wall; the terrace will be at the higher elevation and one level.  

 

Mr. Prince notes the importance of reconstruction of the berm, and requests confirmation 

that all the debris will be removed. Mr. Lew makes that commitment. He is working with 

the Building Department, the debris areas are documented on the site plan, and it can be 

made a condition of the Certificate of Occupancy.  

 

Member Vicky Gannon asks Mr. Robbins about the drain found downslope from the project 

site, and if he finds Mr. Williams’ assertion to be consistent with his observations.  

 

Mr. Robbins responds that the application is in accordance with State and Town 

requirements to manage the stormwater generated by the project’s additional impervious 

surfaces as well as some stormwater from existing impervious surfaces through subsurface 

infiltration practices. These practices will remove peak flow volume that would enter the 

existing stormwater structures. Mr. Robbins notes that when they conducted the site walk 

the Applicant was contemplating a much larger project with greater stormwater impacts and 

was going to modify the existing stormwater structures.  
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Mr. Williams notes that this project is small enough that by the letter of the law no 

stormwater practices are necessary per State and Town requirements. However, to remain 

consistent with Town precedent and policy, they are addressing stormwater impacts.  

 

Chairman Currie invites any other members of the Public to make comment, as well as any 

Planning Board Members.  

 

Mr. Zaberto asks Mr. Lew some operational questions. Mr. Zaberto addresses that cigar bars 

are legal in Westchester County, Ms. Whitehead confirms that is correct unless they are 

serving alcohol. Mr. Lew affirms that the cigar bar will follow State and Local regulations. 

He also notes that no vaping or cannabis products will be sold. Ms. Whitehead notes that the 

Town did not opt into a State program to allow the sale of cannabis. Mr. Lew confirms that 

cigars will be sold.  

 

Mr. Zaberto asks about ventilation and the plan to address the smoke. Mr. Lew indicates that 

the required ventilation to maintain air quality will be installed, and that the venting will 

include filtration for the exhaust.  

 

Mr. Lew confirms no additional parking is being proposed. Mr. Lew does note that the four 

simulators are designed to have groups of four, for a total of 16 individuals. The idea is that 

the simulators will operate all year, even when the golf course conditions are not sufficient 

for outdoor play.  

 

Ms. Gannon requests clarification that the sale of alcohol in the cigar bar is not allowed, but 

can alcohol be purchased elsewhere on the site and consumed in the cigar bar. Ms. 

Whitehead indicates that she does not believe that the Club’s current liquor license or State 

law allows for consumption of alcohol within the cigar bar area. 

 

Member Nancy Gerbino inquires about the proper disposal of cigar butts. Mr. Williams 

notes that cigar butts are unsightly. However, Mr. Lew and his staff need to maintain a 

property that is attractive and clean, an unkempt appearance is not a good business decision.  

 

Mr. Zaberto asks if cigar smoking is currently allowed on the golf course. Mr. Lew confirms 

this is true.  

 

Mr. Prince suggests to Mr. Williams and Mr. Lew that the exhaust fan discharge away (east 

or north) from the residences (west). Mr. Williams says that Mr. Lew is open to that, if it is 

consistent with the Building Code. Mr. Williams also notes that the current cigar smoking 

area is 20 to 30 feet away from the proposed cigar bar, so relatively close.  

 

Ms. Nagle returns, and notes that the residences are currently exposed to cigarette smoke 

from maintenance workers outdoor the current golf cart barn. Ms. Nagle asserts that she 

finds cigar smoke more pungent than cigarette smoke.  
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Mr. Corvino finds that the Applicant is looking into filtration units to be inadequate, as it 

means it’s not already part of the plans. Mr. Corvino asserts that individuals bring their own 

alcohol to cigar bars.  

 

Mr. Zaberto finds that there are likely no additional patrons joining the Golf Club to utilize 

the cigar bar, and that the golf simulators extend the golfing season. He also notes that 

unless filtration systems are required under State or Town code, the Planning Board cannot 

require them as part of the site plan review or require it as contingent to approval. There 

may be Health Code or Building Code requirements, but that is not under the Planning 

Board’s authority.  

 

Mr. Corvino requests clarification around items that can be made contingent upon approval. 

Mr. Zaberto notes items related to environmental impacts are under the Planning Board’s 

purview. 

 

Mr. Corvino asks if the current golf clientele is staying until 10:00pm. Mr. Lew says yes, if 

they are dining or drinking in the Club lounge.   

 

Mr. Lew states that the proposed project is intended to enhance the experience of their 

patrons. Currently, patrons are allowed to smoke anywhere on the course, and they can 

purchase alcohol from beverage carts or at the Club bar.  

 

Chairman Currie asks if there is anyone else on Zoom that would like to comment. 

 

Mr. Lew and Mr. Williams provide some renderings for the improvements to the cart barn 

and notes that the cigar bar has a separate entrance from the simulators. The simulators can 

fit four to six people, which allows for a casual visitor who comes to watch but not 

participate. The design also includes a small grab and go café for golf patrons to purchase 

sandwiches or juice.  

 

Chairman Currie extends the public comment period for ten days from tonight to 

accommodate further written comments.  

 

Mr. Prince asks if there are any construction estimates. The Board says it isn’t of interest to 

them.  

 

Member Jack Mattes is impressed with the promises and planning for this project and is 

comfortable closing the public hearing. Member Dennis McNamara seconds. All in favor. 

Motion passes. The public hearing is closed. 

 

Chairman Currie reassures people that there are conditions of approval that provide 

safeguards that debris cleanup will continue. Chairman Currie asks Mr. Robbins to explain 

the remaining engineering items, and Mr. Robbins says they are minor issues to correct for 

the record regarding elevations and some stormwater items. Mr. Smith is satisfied with the 

application from a planning perspective.  
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Mr. Zaberto moves to direct staff to prepare a resolution pursuant to the receipt of the 

remaining information. Mr. Mattes seconds. All in favor. Motion passes.  

 

 

3. ARSEC CORP AND ONE DEANS BRIDGE ROAD, LLC APPLICATION FOR LOT 

LINE ADJUSTMENT FOR PROPRERTIES AT 380 ROUTE 202 AND 1 DEANS 

PRIDGE ROAD: TM 17.11-2-18,19 AND 17.08-1-11. 

 

Conveyance of 0.3995 acres from 17.08-1-11 to 17-11-2-18. The properties are located in 

the BHP zoning district. 

 

Mr. Allen of Bibbo Associates is present for the Applicants. Mr. Allen presents that the 

conveyance is from Mr. Canavan’s 2.1-acre property to ARSEC Corporation, which is 

currently 0.6 acres. This would bring Dr. Renani’s property to roughly 1 acre, and Mr. 

Canavan’s property would be reduced to 1.7 acres.  

 

It is contemplated that the conveyed property could be used for parking sometime in the 

future, but that change in use would require future Planning Board approval.  

 

Consulting Planner Dave Smith notes that the application is for a lot line change with no 

proposed improvements; this is not a site plan application. Mr. Smith outlines an 

abbreviated approval process since the lot line adjustment does not create a nonconformity, 

does not create or extend streets or the need for municipal facilities, does not create conflict 

with the public interest through development or subdivision, is not subject to steep slope or 

wetlands protection under Town Code, and that it is considered a Type 2 Action under 

SEQR. 

 

Member Nancy Gerbino expresses concern over this action because there is no clarity for 

the future plans for the parcel and it is located in the Business Historic Preservation District. 

Ms. Gerbino provides background on the development of the Town from the early- to mid-

1970s that grew the Town from 4,000 parcels to what it is today with large developments 

such as Heritage Hills, Primrose Farms, IBM, and PepsiCo. The Business Historic 

Preservation District was created in response, at least partially, to address the growth of the 

Town.  

 

Mr. Allen emphasizes that if Dr. Renani proposes a parking lot in the future, nothing in the 

lot line adjustment contemplates removing the Planning Board’s authority to review that 

proposal and site plan in the future.  

 

Chairman Currie moves to open the public hearing. Member Zaberto seconds. All in favor. 

Motion passes. The public hearing is opened. 
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Hon. Denis Timone speaks. He is a longtime neighbor of Dr. Renani and Mr. Canavan, and 

they have been good neighbors. Mr. Timone asserts that the lot line change is for the 

purpose of expanding parking and the Planning Board should not approve it until a site plan 

and renderings are provided.  

 

Mr. Allen asserts that this is a matter of convenience for Mr. Canavan, as he prepares to sell 

his property. There are sketches of a proposed parking area, but no immediate plans to come 

back before the Planning Board with a site plan.  

 

Member Zaberto asks if there are lot size zoning requirements in the Historic District. It is 

noted that this action does not create a nonconformity.  

 

Mr. Smith said that the minimum lot size is 1,200 square feet, both lots exceed this now and 

with the proposed change.  

 

Mr. Canavan confirms the lot size changes in the proposal.  

 

Mr. Zaberto notes that the Planning Board couldn’t even approve a site plan from Dr. 

Renani without him possessing the property in question.  

 

There are no other public comments. The public comment period will remain open for ten 

days from tonight to accommodate further written comments. 

 

Mr. Zaberto moves to close the hearing. Member Jack Mattes seconds. Motion passes. The 

public hearing is closed.  

  

Mr. Zaberto moves to consider this a simple lot line change. Member Jack Mattes seconds. 

Ms. Gerbino votes nay. Remaining members vote yay. The motion passes with six yays and 

one nay. 

 

Chairman Currie moves to direct staff to prepare a resolution. Mr. Zaberto seconds. All in 

favor. Motion passes.  

 

 

4. MASTRANTONI BROTHERS, INC. PRELIMINARY APPROVAL OF 

SUBDIVISION APPLICATION FOR PROPERTY LOCATED AT 2 AMAWALK 

POINT ROAD. TM 36.12-2-6 

 

Subdivision, Steep Slopes, Stormwater Management, and Erosion Control permits for the 

subdivision of a 5.6-acre parcel into two lots.  

 

The property is located in the R-80 zoning district. 
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Mr. Paul Lynch, Putnam Engineering, is present for the Applicant. Mr. Lynch provides 

background on the property. The total 5.28 acres will be subdivided into roughly a 3.4-acre 

lot and a 2.2-acre lot, with the new lot, Lot #2 located near the top of the hill. Roof runoff 

will be directed to a rain garden and the rest of the stormwater will be directed to an 

infiltration system.  

 

There will be a resubmittal of the Tree Preservation Permit; 56 trees are proposed to be 

removed.  

 

Consulting Town Planner Dave Smith does not have further comments. 

 

Consulting Town Engineer Steve Robbins indicates that there were minor comments 

submitted to the Applicant in his June review memo. While he has not received a 

resubmittal, Mr. Robbins and Mr. Lynch are in contact on the nature of the comments and 

what is expected. Responses to the comments will not have an impact on the environmental 

impact, scope, or design of the proposed project.  

 

Chairman Currie moves to open the public hearing. Member Christopher Zaberto seconds. 

Motion passes. The public hearing is open.  

 

Member Bruce Prince asks if the removal of 56 trees is required. Mr. Lynch says it is a 

heavily wooded area. The threshold is 12-inch diameter at breast height.  

 

Mr. Luis Cabrera speaks on behalf of his father, a neighbor adjacent to the proposed project. 

Mr. Cabrera is concerned about stormwater runoff entering their property down a steep 

slope, as their garage currently floods under heavy rain events since construction began at 

the first lot.  

 

Mr. Robbins will follow up with Mr. Steve Woelfle, the Town’s Engineering Technician, on 

the stormwater management from the construction of the first lot.  

 

Mr. Lynch indicates that a natural ridge on the second proposed lot sheds the water away 

from this neighbor. 

 

Mr. Robbins, Mr. Woelfle, Mr. Lynch, and Mr. Cabrera will coordinate on the issue to 

resolve it.  

 

Mr. Prince notes that site plan reviews do not often include a drawing indicating adjacent 

properties to better understand potential impacts to neighbors. Chairman Currie says 

sometimes they do receive this information. Member Zaberto says site walks and Google 

Earth views can provide better context.  
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Mr. Paul Mastrantoni, owner of the proposed property, says he’s happy to help Mr. Cabrera 

resolve the issue.  

 

There are no other public comments. The public comment period will remain open for ten 

days from tonight to accommodate further written comments. 

 

Chairman Currie moves to close the public hearing. Mr. Zaberto seconds. All in favor. 

Motion passes. The public hearing is closed.  

 

Chairman Currie moves to direct staff to prepare resolutions, contingent on receipt of the 

requested information. Mr. Zaberto seconds. All in favor. Motion passes.  

 

 

5. MASTRANTONI BROTHERS, INC. WETLAND AND WATER COURSE 

PROTECTION PERMIT APPLICATION FOR IMPROVEMENTS IN THE 

VICINITY OF 12 HILLSIDE DRIVE. TM 16.05-3-6 

 

Application to widen and provide stormwater improvements to approximately 550 LF of 

Hillside Drive from the intersection of Overhill Road.  

 

The property is southwest of the intersection of Overhill Road and Hillside Drive in a R-40 

District.  

 

Mr. Paul Lynch, Putnam Engineering, is present for the Applicant. Mr. Lynch provides 

background on the property. The proposed project includes widening the existing driveway 

to meet common driveway requirements and associated stormwater management. Mr. Lynch 

indicates there is a third Zoom meeting set with the Fire Prevention Board on the fire code 

for next week to ensure the hammerhead is sufficient for ladder truck turning radiuses.  

 

Consulting Town Engineer Steve Robbins confirms the progress to date. The site plan 

shows the maximum extent of disturbance and the changes needed to incorporate the fire 

code requirements.  

 

Chairman Currie moves to open the public hearing. Member Christopher Zaberto seconds. 

All in favor. Motion passes. The public hearing is open.  

 

Dr. Steve Sterman speaks. He lives at the end of Hillside Drive and is the sole maintainer of 

the road. He says no drivers turn around on the road, they back down it. Mr. Sterman is 

concerned about the location of the water line and what accommodations will be made to 

allow him access to his property during the road widening.  

 

Mr. Robbins confirms that the roadway will go over the buried water line.  

 

Mr. Lynch indicates that the road construction will begin at the lot to create a staging area, 

then excavation will occur along the west side with small equipment. He does not anticipate 
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a problem with an equipment operator and any vehicles not being able to accommodate each 

other during that stage, as there are good sight lines. Then the stormwater practices will go 

in, and paving is at the end.  

 

Mr. Zaberto asks if the paving will be done one half at a time. Mr. Lynch explains first the 

Item 4 will be applied to the road, then the binder to bring the elevation up to the current 

road height, then the finish topcoat is applied the next day. Mr. Lynch does not anticipate 

any protracted road closure. The owner will let the neighbor know when paving will occur.  

 

It is about a quarter mile from the project site to Dr. Sterman’s property. Mr. Lynch notes 

the Town will provide snow removal to the hammerhead turnaround once it’s installed.  

 

Dr. Sterman is satisfied with the response.  

 

Mr. Zaberto asks why the Town didn’t previously maintain the road. A discussion follows 

on the evolution of zoning, road construction standards, and development within the town.  

 

Mr. Nelson Ramirez speaks from Zoom. He asks what the nature of the development will 

be. Mr. Lynch responds that it will be a three-bedroom residence.  

 

Mr. Ramirez asks if the development will encroach on the open space. Mr. Lynch confirms 

that all development will be conducted within the confines of the property’s lot.  

 

Mr. Ramirez asks when construction will start. Mr. Lynch indicates 2023, with road 

construction taking about a month, and the site development and construction of the house 

taking six to eight months.  

 

There are no other public comments. The public comment period will remain open for ten 

days from tonight to accommodate further written comments. 

 

Chairman Currie moves to close the public hearing. Member Vicky Gannon seconds. All in 

favor. Motion passes. The public hearing is closed.  

 

Chairman Currie moves to direct staff to prepare a resolution contingent upon a favorable 

outcome with the Fire Prevention Board and receipt of the requested information. Mr. 

Zaberto seconds. All in favor. Motion passes.  
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PROJECT REVIEW 

 

6. NEW YORK SMSA LIMITED PARTNERSHIP D/B/A VERIZON WIRELESS 

APPLICATION FOR SPECIAL USE PERMIT WIRELESS 

TELECOMMUNICATIONS FACILITY, 294 ROUTE 100: TM 17.19-1-1. 

 

Application for antenna modifications on the existing monopole tower. The property is in 

the OB-100 zoning district. 

 

Mr. Michael Sheridan, Snyder & Snyder, LLP, is present for the Applicant. He notes the 

project is an Eligible Facilities Request, and that he is in receipt of the Review Memos 

prepared by the Consulting Engineer and Planner and is in the process of responding to 

those comments.  

 

Consulting Town Engineer Steve Robbins asks Mr. Sheridan if the application is to replace 

existing equipment; the pole will not be made taller, and the antennas will be in the same 

location on the pole and same width as current equipment. Mr. Sheridan confirms. 

 

Mr. Sheridan also confirms that no ground level equipment is changing or defeat or change 

visual screening.  

 

Mr. Robbins explains that the Town Code requires an amended special use permit for 

equipment replacement, including a structural engineer’s report and radiofrequency analysis 

prepared by a suitably qualified engineer. The review memo requests these items and 

comment from the Applicant on provisions for emergency power generation and access to 

the site. 

 

Member Christopher Zaberto asks about the location of project.  

 

Mr. Robbins notes that the Planning Board has seen several applications in recent months 

with regards to this tower, all using different street addresses and SBLs. It is confusing for 

the Planning Board, engineers, planner, public, and the Applicants. Mr. Robbins notes that 

the Town Assessor discovered that there is an accessory parcel number assigned to the 

tower, even though that number does not show on most records. For the purposes of this 

review and future reviews, the address will be noted as 294 Route 100 and the TM 17.19-1-

1. 

 

Chairman Currie moves to waive the public hearing. Member Nancy Gerbino seconds. All 

in favor. Motion passes.  

 

Mr. Robbins explains that the Review Memo contains items (3a-3e) that can be waived at 

the discretion of the Board.  
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Chairman Currie moves to direct staff to prepare the resolutions contingent on receiving the 

relevant items requested from the Consulting Town Engineer. Mr. Zaberto seconds. All in 

favor. Motion passes.  

 

 

7. T MOBILE NORTHEAST, LLC APPLICATION FOR SPECIAL USE PERMIT 

WIRELESS TELECOMMUNIATIONS FACILITY, 121 ROUTE 100: TM 38.17-1-5 

 

Application for antenna and equipment modifications on the existing monopine tower and at 

the tower base.  

 

The property is located on the west side of Amawalk Street, 260 feet from the intersection of 

Parent Street in the R-80 zoning district.  

 

Mr. Michael Sheridan, Snyder & Snyder, LLP, is present for the Applicant. Mr. Sheridan 

clarifies that the modifications are consistent with an Eligible Facilities Request. 

 

Chairman Currie moves to waive the public hearing. Member Vicky Gannon seconds. All in 

favor. Motion passes.  

 

Mr. Robbins explains that the Review Memo contains items (3c-3f) that can be waived at 

the discretion of the Board.  

 

Chairman Currie moves to direct staff to prepare the resolutions contingent on receiving the 

relevant items requested from the Consulting Town Engineer. Member Vicky Gannon 

seconds. All in favor. Motion passes.  

 

 

8. NEW YORK SMSA PARTNERSHIP D/B/A VERIZON WIRELESS APPLICATION 

FOR SPECIAL USE PERMIT WIRELESS TELECOMMUNICATIONS FACILITY, 

WEST HILL DRIVE SOUTH: TM 17.05-20-2 

 

Application for antenna and equipment modifications on the existing monopole tower and at 

the tower base. 

 

The project site is at the Heritage Hills Water Tank, 250 West Hill Drive South, in the DRD 

zoning district. 

 

Member Vicky Gannon discloses that she is a resident of Heritage Hills but does not have 

direct view of the equipment and therefore has no conflict of interest in this project.  

Mr. Michael Sheridan, Snyder & Snyder, LLP, is present for the Applicant. Mr. Sheridan 

clarifies that the modifications are consistent with an Eligible Facilities Request. 
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Consulting Town Engineer Steve Robbins requests clarification on the height of the 

equipment. Mr. Sheridan responds that will rectify the discrepancy and get back to Mr. 

Robbins with documentation.  

 

Chairman Currie moves to waive the public hearing. Member Vicky Gannon seconds. All in 

favor. Motion passes.  

 

Mr. Robbins explains that the Review Memo contains items (6a-6e and 7) that can be 

waived at the discretion of the Board.  

 

Chairman Currie moves to direct staff to prepare the resolutions contingent on receiving the 

relevant items requested from the Consulting Town Engineer. Member Vicky Gannon 

seconds. All in favor. Motion passes.  

 

Consulting Town Planner suggests that when equipment is being swapped out, that this 

could be handled administratively with the Building Department with Engineering 

oversight.  

 

Member Christopher Zaberto suggests that new towers and collocation projects should be 

before the Planning Board. Member Dennis McNamara concurs. Mr. Robbins notes if 

equipment is simply being replaced with like equipment, rather than upgrades and 

modifications, they do not need to appear before the Board.  

 

In order to change the town code, the Planning Board should prepare a memo to the Town 

Board. 

 

 

9. VOLTA CHARGING, LLC SITE PLAN MODIFICATION FOR THE 

INSTALLATION OF TWO (2) EV CHARGING STATIONS AT SOMERS 

COMMONS 80 ROUTE 6 BALDWIN PLACE TM 04.20-1-11.9 

 

Application to connect to existing overhead electrical line and run conduit underground 

from the existing utility pole to electrical support equipment and two EV chargers in the 

Somers Commons parking lot.  

  

The property is in the Community Shopping (CS) Zoning District.  

 

Mr. Sam Lee from Volta Charging and Mr. Alec Glad from Cuddy & Feder are present. Mr. 

Lee gives a brief presentation on the memo received from the ARB and to clarify any 

misunderstandings on the operation of the screens at the charging stations.  

 

Mr. Lee notes that there is no video or audio in their stations. They have the capability to do 

static displays, some municipalities allow limited dynamic movement. The border colors can 
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be turned off. Mr. Lee says that the placement and orientation of the stations can be 

modified, and the screens can be dimmed. Mr. Lee said the charging stations can operate 

24/7, but generally landowners prefer that they only operate 1 hour before store opening to 1 

hour after store closing.  

 

Mr. Glad generally agrees with the process laid out in Consulting Town Planner’s July 5 

review memo. Mr. Glad asserts that the application falls within the existing code.  

 

Member Bruce Prince asks what the sign size it. It is 9 square feet, and double sided. It is 

intended to attract pedestrian traffic as well as the charging patron. Mr. Prince asks why the 

signs are necessary, as the other charging stations do not have such advertising.  

 

Mr. Lee asserts that their EV charging is free and/or subsidized, which is achieved through 

the advertising revenue. This allows for Volta to have competitive charging rates. 

 

Mr. Lee states that one site can cost $700,000 to $1,000,000 to develop four high-speed 

charging stations. He asserts that the sustainable revenue through their media model ensures 

that they will still be in operation five, ten, twenty years down the road rather than 

abandoning equipment. Member Dennis McNamara finds this to make sense.  

 

Member Christopher Zaberto is in favor of EV charging stations, but asks if this business 

model is a fit for Somers: does it conform to the existing town code? What year was the 

relevant code written—was this business model and the present technology considered? 

Member Nancy Gerbino says that matter is for the ARB.  

 

Mr. Prince asserts that the charging stations near the Chase Bank are underutilized. He finds 

this proposal to be a billboard with charging station, not a charging station with a sign.  Mr. 

Zaberto agrees with Mr. Prince.  

 

Mr. Zaberto says the EV charging station is admissible under town code. And as an EV 

owner, he utilizes charging stations when he’s not at home—though he does not remain at 

the station. He generally plugs his vehicle in and leaves. He maintains that the advertising 

screen for the EV charging station in question isn’t targeting the EV owner, it’s targeting 

everyone else around the charging station.  

 

Mr. Lee says that they advertise local businesses and provide free community messaging, 

which does provide a service to the town. Volta sells by the impressions and by flips of 8 

seconds. 

 

Mr. Prince and Mr. Zaberto express concern that 8-second flips are distracting.  
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Member Vicky Gannon asks at what distance impressions are clocked. Mr. Lee says he 

cannot personally see the screens until he’s within 10 to 20 feet. They place the screens 

nearer the front of stores and orient them to avoid distracting drivers.  

 

Ms. Gannon asks how the impressions are calculated—is there a motion sensor? Mr. Lee 

says they use Return on Ads Spend, so the impressions are estimated based on pre- and post-  

sales by the advertisers.  

 

Member Jack Mattes expresses that he agrees with Mr. Prince and Mr. Zaberto.  

 

Mr. Prince says this proposal is much larger than other signs in the Town.  

 

Mr. Lee notes that after the ARB visited some of their sites, they felt that they were not as 

distracting as originally expressed. The closest Volta station is in Ridgefield.  

 

Chairman Currie agrees with the concerns of other Board Members, but that he would like 

to see it in person. Chairman Currie requests Volta to submit the address of the Ridgefield 

stations to the Planning Department.  

 

Mr. Zaberto indicates that the ARB’s memo charged the Town with developing guidelines 

for outdoor, illuminated advertising. He says that it is not the EV station that is the problem, 

it’s the large, illuminated screen on top of the station is the concern.  

 

Planning Board Counsel Joe Eriole notes that when there is something unclear in the code, 

that it is left to the Building Inspector and the ZBA to make the interpretation.  

 

Mr. Prince asks Mr. Eriole to clarify if the ARB primarily focuses on signs associated with 

buildings. It is not entirely clear to Mr. Eriole that the charging station screen is even 

considered a sign—is it a commercial, a billboard, or a small sign? Mr. Eriole indicates that 

a code clarification is needed and that the matter should be referred to the Town Board to be 

settled by an update to the Town Code.  

 

Mr. Zaberto asks Mr. Eriole if the Planning Board should continue to consider the site plan 

but stop short of approving the site plan until legal clarification is available.  

 

Ms. Gannon asks the Applicant should consider undertaking parallel paths—the site plan 

and the legal status of the advertising portion of their business model. Mr. Eriole responds in 

the affirmative.  

 

Ms. Gannon says she does not see anything wrong with the application.  
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Mr. Prince notes the federal government has allocated $7.5 billion for a nationwide EV 

charging network. Mr. Prince says he is unaware if this contemplates advertising. He 

maintains the size of the advertising screen is inappropriately large for this community.  

 

Mr. Glad will send Consulting Town Planner Dave Smith the address for the Volta charging 

station in Ridgefield.  

  

MEETING ADJOURNMENT  

 

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

August 10, 2022 at 7:30pm.  

 

Member Christopher Zaberto makes a motion to adjourn the meeting. Member Vicky Gannon 

seconds. All in favor. Motion passes. The meeting is adjourned at 9:54pm.  

 

         

 Respectfully submitted, 

 

         

           ______________________________ 

       Janelle Robbins, Transcriber 

      

Janelle Robbins 

Woodard & Curran 

800 Westchester Avenue, Suite N507 

Rye Brook, New York 10573 




