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Minutes ofRegularMeeting
BronxvillePlanningBoard

Wednesday December14 2005

Present DonaldHenderson Chairman
AnnaLongobardo Member
AdrienneSmith Member
EricBlessing Member
RichardCarey AlternateMember
MaryannPalermo Counsel

Absent JohnWesterfield Member

AlsoPresent VincentPici SuperintendentofBuildings
JeffreyFaville DesignReviewCommitteeMember
ReneeByersDesignReviewCommitteeMember
LeahMurphy OutsideCounselofthe firmofSilverberg
Zalantis

1 CalltoOrder

ChairmanHendersoncalledajointmeetingofthePlanningBoardand
DesignReviewCommittee the DRC toorderat735PM inthe
BronxvilleLibrary HeindicatedthatintheabsenceofMr Westerfield Mr
CareywouldactasavotingmemberoftheBoardforthepurposesofthis
meeting

2 Minutes

UponmotiondulymadebyMs Smith secondedbyMr Blessing and
unanimouslycarried theBoardapprovedtheminutesofNovember15 2005
aspresented

3 SiteDevelopmentApplication 100PondfieldRoad

ChairmanHendersonstatedthattonight smeetingisacontinuation ofthe
Boards reviewandpublichearingontheapplicationbyGreenRealty
DevelopmentCo LLC100PondfieldRealtyCorp toconvertthesubject
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propertyfromastoragewarehouseintoanofficeandresidentialproperty
Mr HendersonnotedthatthePlanningBoardhadreceivedrevisedplans
fromtheapplicantandaskedMr JohnFryofSullivanArchitecture PC
theapplicant sarchitect toprovideareview oftheplansandpointoutthe
differencesbetweenthenewplanandthepreviousplans

ChairmanHendersoninformedtheaudienceoftheevening sschedule as
follows followingMr Fryspresentation therewillbeareviewofwhatthe
applicantpresentedtotheDesignReviewCommittee DRC Following
that questionsandcommentsweretobeheardfromPlanningBoard
membersandrepresentativesofFrederickClarkeAssociates theBoards
planningconsultant AfterareportfromtheDRC ChairmanHenderson
wouldreconvenethepublichearing

Mr Frybeganwithabriefoverviewcontrastingtheexistingbuildingwith
itsstorageunits attendanttrucktrafficandlarge freightelevatorwiththe
proposeddevelopment whichwouldinclude15or16parkingspaces
residentialapartments andofficespace Mr Fryalsonotedthat theproperty
wouldincludeapoolandatrium proposedfortheroofarea anupdated
mechanicalroom andseveralcirculationspaces Mr ChrisPelellaassisted
Mr FrybypointingtotheareasontheplanstowhichMr Frywasreferring
Mr Frydescribedtheproposal floorbyfloor andinresponsetoMs
Smithsinquiry explainedthat theproposedcirculationspaceswere
requiredbylawtoprovideanexitfromthepremises Inresponseto
ChairmanHenderson squestionregardingwhatspecificchangeshadbeen
madetotheplan Mr Frypointedouttheremovalofoneparkingspacefrom
theplan Hestated thatthiswasdoneinordertoimprovecirculationinthe
parkinggarage thusprovidingatotalof15parkingspacesfortheproposed
officeresidentialdevelopment Mr Frypointedoutthat thedesignelements
tobeapprovedbytheDRCincludedthecolorandpatternsofthewindows
andfaçade of thebuilding thepoolterraceandthesoundbarriersproposed
bytheapplicant

ChairmanHendersonaskediftherewouldbetwodifferentcolorsofbrick
likemasonrymaterialusedonthefaçade of thebuilding Mr Fryresponded
thatalightercolorbrick like masonrymaterialwouldbeusedonthe
existingstairtowerandthatthedarkercolormaterialwouldbeusedover
approximately80 ofthebuilding ChairmanHendersonaskedwhat
materialswouldbeusedontheroof Mr Fryreportedthat theoriginalclay
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tileparapetwallwouldremainandthatportionsofitwouldberepairedor
replaced asnecessary

ChairmanHendersonthenaskedforareportfromtheDRC Mrs
LongobardoreportedthattwoofthethreemembersoftheDRCapprovedof
thearchitectsspecifications forthefaçade brick likemasonrymaterial

Ms Smithnotedthatthedrawingsshowagreatercontrastbetweentheroof
andfaçade materialsthantheactualsamplespresentedtotheBoard
evidenced Mr Fryrespondedthat thesamplespresentedareamore
accuratereflectionofthecolorsthanthatpresentedonthedrawings Ms
Smithstatedthatperhapsthedarkparapetmaterialshouldnotbejuxtaposed
withadarkbrick like masonrymaterialonthefaçade

Mr Fryrespondedthattheblondishcolorofthepresentbrickfaçade stands
outnexttotheredparapetmaterial but thatthebuildingisnotatrue
Missionbuildinganditthereforedoesnotviolateofanyarchitecturalor
designprincipaltousethedarkerbricknexttotheparapet

Ms Smithstatedthattheeffectwasawkwardwhenthelightanddark
materialswereplacedsidebyside Mr Fry notedthatthechoiceoffaçade
materialswaspartoftheglobalplan forthebuilding chosentocomplement
thewindows

Withrespecttothewindows Mr Frydisplayedpicturesoftheproposed
windowmaterialsstatingthattheproposedwindowsweremetalcasement
windowsinadarkcolor Hepointedoutthat theonlywindowof
monumentalsizewasattheentrythestyleofwhichwouldreinforcethe
industrial lookofthebuilding Hestated thatthewindowovertheentryhas
nodividedlightsbutthreeverticalpanelsatthreelevels Hestated thatthe
façade materialsandwindowmaterialswerechosenfortheirharmony

Mrs LongobardostatedthattheDRChaddiscussedthewidthofthe
windowbandsovertheentranceandstatedthattwoofthe threeDRC
membersagreedwithMr Frythatthewindowwidthwasappropriate

JeffFavilleoftheDRCstatedthattheclaytileoftheparapetwallevokesa
Missionstyleandthat thereforealighterfaçade materialwould inhisview
bemoreappropriatethan thematerialsspecifiedbytheapplicant Hefurther
statedhisview thatthewindowsoverthegarageentrancetothebuilding
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weretoolargeandoutofproportionandthat thereforethedesigndidnot
appearharmonious

ChairmanHenderson whilespecificallystatingthattheBoardwasnot
votingonthespecifiedfaçade materialsandwindows statedthatthe
informalconsensusoftheBoardwasthatthe materialspresentedbythe
architectforthefaçade ofthebuildingandthewindowswasacceptable

ChairmanHendersonaskedMr FryifResidentialStair2shownontheplans
wasaccessiblebytheapartments inthebuilding Mr Fryrespondedthatthe
officespaceandthe residentialspaceswereservedbyseparatelobbiesand
separateentrances Mr Fry thenstatedthatthedoorwayinStair2that
appearedtoconnecttheresidentialandofficespaceswouldbeaddressed

WithrespecttoquestionsfromtheBoardregardingthesizeandmaterialof
theskylightshownondrawingSK2 Mr Frystated thattheskylightwasso
placedbecausetheunitwouldnot receivemuchnaturallightgivenits
location Heexplained thattheglasswouldbetemperedandthat therefore
theviewintotheapartment through theskylightwouldbeslightlydistorted
ChairmanHendersonaskedfortheheightoftheskylightfromtheroof
surface Mr Pelellarespondedthattheheightoftheskylightfromthe
surfaceoftheroofwas36

Mr Favillethen inquiredaboutthelargefreightelevatorshownontheplans
Mr Fryrespondedthat thefreightelevatormaybesealedandabandoned If
itwasmadeoperable Mr Frywasnotsurehowitwouldbeused

Mr Favillethenaskedwhowouldpaythetaxes ontheproperty Mr Davis
respondedthattheapplicant asownerandlandlord wouldpayallthereal
propertytaxesdueandowingontheproperty

Withrespecttotheproposedimprovementstothedriveway overwhichthe
applicanthasarightofwayincommonwithothers Mr Davisexplained
thathehadbeenincontactwithJonathanGordon themanagingagentfor
theownerofthedrivewayandadjacentproperties Mr Davisreportedthat
Mr Gordonhasrespondedfavorablytotheapplicant srequesttoremovethe
asphaltdrivewayandinstallnewpavingandgraphics andthathebelieveda
formalapprovalwouldbeforthcoming
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ReneeByersoftheDRCaskedwhatarrangementshadbeenmaderegarding
refusepickupfromthebuilding Mr Fryrespondedthatthe refuse
containerswouldnotgobeyondthefrontdoorofthebuildingorbeyondthe
footprintofthelowerlevel Hestatedthattheapplicantwasconsidering
installingarefrigeratedroomforthepurposeofgarbagecollection

Ms Byersthenstatedthattherampingandcurbcutstothedrivewayas
shownontheplan appeardangerousgiventheangleatwhichtheywouldbe
cut Sheexpressedher viewthatthecontinuityofthesidewalkshouldbe
maintained

Mr Piciconfirmedthispointstatingthatthesidewalkshouldbemaintained
ataconsistentplane Whileapatternchange wouldbeacceptableonthe
surfaceofthedrivewaymaterial thegradechange inhisview wasnot
acceptable

Mr DonaldToneofFrederickP Clarkstatedthathehadsuggestedthecurb
cutsbecausehewantedtomakeastatementto thepedestrianthat the
sidewalkhadbecomepartofadriveway andthatcautionshouldbe
exercised Hestatedthathewouldreconsiderthatdesign

Dr PhilipGrealey theapplicant strafficconsultant commentedonthe
removaloftheparkingspacefromtheplansandstatedthathebelievedthere
wassufficientparkingavailableintheproposalallowingfor15spaces

Ms Byersaskedifonlyrightturnswouldbepermittedintoandoutofthe
driveway whichwasconfirmed ascorrectbyDr Grealey

Ms Byersaskedaboutthelightingtobeusedinthedriveway Mr Fry
respondedthattwopoolsoflightwouldbecreatedbythefixturesproposed
forthedrivewayspace Shealsoaskediftherewouldbelightinginthe22
recessedareaatthe entrancetothe garage towhichMr Fryrespondedthere
wouldbe Mr Davisaddedthathehadreceivedoralapprovalformounting
lightingfixturesontheadjacentproperty

Mr Frythenreviewedtherooftopplanforthebuilding includingthepool
atriumandrooftopmechanicalsystems Hestatedthat theareaoftheroof
outsideof theroofterracewouldbecoveredwithgravel
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ChairmanHendersonaskedMr Frytostatetheheightoftheatrium Mr
FryrespondedthattheatriumasshownonSK3was11

ChairmanHendersonaskediftheglassatriumstructurewasvisible from
otherpointsintheVillage Healsoaskedfromwhatotherpointsintown
thepoolwasvisible

Mr Frystatedthathebelievedthepoolwasonlyvisibletothecooperative
apartmentbuildinglocatedacrossthestreetfromthebuilding Healso
statedthat theplannedlandscapingfortherooftopmayobstructsomeofthat
view

ChairmanHendersonthenreconvenedthePublicHearingonthismatter

DorothyBrennan statedherconcernregardingthenumberofvehicles
accessingthepropertyandtheattendantturnsintoandoutofthedriveway
whichfeedsdirectlyintoPondfieldRoad Shecommendedthedecisionthat
vehiclesmayonlymakerighthandturnsintoandoutofthedriveway She
alsostatedherconcernsregardingthefaçade ofthebuildingandaskedifthe
roofshouldbedoneinslateandwhether thechoiceofcolorsforthefaçade
wasappropriate

Mrs LongobardorespondedthattheDRChadreviewedthespecifications
fortheseitemsasidentifiedbythearchitectandhadconcluded thatthe
architectschoiceswouldbeacceptable

WilliamMurphy theVillageParkingCommissioner concurredwiththe
turningrestrictions intoandoutofthedriveway However hisconcernis
aboutaccidentsoccurringatthepointwherepedestrianscrossthedriveway
Additionally Mr Murphystated thathisbeliefthat theexitpatternwould
causethe lossofoneparkingspaceaswellasthestoppingspacepresently
availableadjacenttothedrivewayexit

ChairmanHendersonaskedwheretheparkingspacewouldbelost

Mr Murphyrespondedthatthefirstparkingspaceonthesoutherlysideof
thedrivewaywouldbelostbecauseoftheneedforadditionalspaceforcars
makingarightturnoutofthedriveway
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Mr Davisrespondedthattheparkingspacewouldnotbelost andthatcars
atpresentaremakingrighthandturnsoutofthedrivewaywithoutthe
eliminationofthatspace

ReneeAtayan aresidentoftheVillage appearedbeforetheBoardandread
aprepared statement Shestatedthattheprojectisoutofscaleand
questionedthetruepurposeoftheproposeddevelopment Shefurtherstated
thattheproject leavesherscratchingherheadduetothefactthattheaverage
sizeofanapartmentinBronxvilleisapproximately1300squarefeetandyet
theapartments plannedforthissiteareapproximately3200squarefeet
Shequestionstheplacementofatwoburnerstoveinanapartmentofthis
size asdepictedonthearchitectsplans Sheaskedwhythecommonareas
andthecirculationareas weresolarge Shestatedthatshewasconcerned
abouttheconnectionsbetweentheresidentialspacesandthecommercial
spaces Shequestionedthesizeoftheproposedskylight Shefurtherstated
thattheproposedatriumexacerbatedtheheightissuespresentedbythe
designofthebuildingandthattheproposedpoolwasproblematicandthe
expanseofit toovast Shefurtherstatedthat theplanforthebuildingis
suchthatthespacecouldaccommodatealargecrowd particularlyinthe
roofpoolandatriumareaandthatsuchlargepoolpartiesorrooftop
gatheringswouldnotbetoleratedbytheresidentsof theVillage Shealso
raisedconcernsabouttheuseofthedriveway stating thatthearea isheavily
traffickedbyunsupervisedchildren especially thosewhoarepermittedto
leavetheschoolbuildingtoeatlunchintheVillageeachweekday In
additiontoquestioningthepurposeofthebuilding Ms Atayanalso raised
herconcernsregardingtheabilitytoresellthebuildingwiththeproposed
modificationsinplace Ms Atayanconcludedherremarksbystatingher
beliefthattheapplicanthasdemonstratedlessthansincereintentionswith
respecttothedevelopmentofthebuildingandthatinlightofwhatshe
believesisanovertdeceptiononthepartoftheapplicant thePlanning
Boardshoulddisqualifytheapplicant

ChairmanHendersonadjournedthepublichearingat930tobereconvened
attheJanuary2006PlanningBoardmeeting

ChairmanHendersonthenaskedMr Davishowlargeagroupwas
contemplatedontherooftop inthestudydonebytheapplicant snoise
consultant BonnieSchnitta PhD PresidentofSoundSense LLC the
applicant snoiseconsultant statedthatshecouldnotrecallthenumberupon
whichshebasedhermeasurements statingthatitmighthavebeenthirty
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ChairmanHendersonstatedthatfurtherstudywouldneedtobedonein
ordertoprovidethePlanningBoardwithnoiselevelsforgroupsinexcessof
thirtypeoplegatheredontherooftop

Mrs Longobardostatedthat theDRCdidnotmeet separatelytodiscussthe
proposeddesignelementsoftherooftop Shestatedthat thisproposed
projectisnotcompatiblewiththeCentralBusinessDistrict the CBD
Shefurtherstatedthattherearenocomparable structuresintheCBDandthe
proposedplaniscompletelyoutofcharacterwithitssurroundings Mrs
Longobardoalsostatedher concernsthatthebuildingmaybedifficulttosell
inthefutureduetothenatureoftheunusual layoutandmodifications
proposedbytheapplicant Ofparticularconcern statedMrs Longobardo
weretherooftoppoolandtheglassenclosedstructure whichMr Fryhad
beenreferringtoasanatrium Mrs Longobardopointedoutthat the
structurewasinfactapavilion notanatrium andthatthefloorsbelowit
were therefore lobbiesandnotcontinuationsof theatrium Mr Fryhad
statedthattherewasnofloorintheglassenclosedstructure onlyastair
landing MembersoftheBoardpointedoutthatonthesubmitteddrawings
andschematics theglassenclosedstructuredidhaveafloor Mrs
Longobardostatedthatsuchaspacecouldaccommodatealargenumberof
people Mrs Longobardostatedthat thenoiseandlightemanatingfrom
sucharooftopusewouldbeunacceptable Asaresult Mrs Longobardo
stated shewouldnotvoteinfavorofaspecialpermitforthesubject
applicationbecauseofher concernswithrespecttotherooftopconfiguration
aswellasthedesignandproposed layoutofthe interiorofthestructure

Ms SmithstatedthatsheconcurredwithMrs Longobardosassessmentof
therooftopconfiguration Shefurtherstatedherconcernthattheproposal
wascompletelyinconsistentwith thecharacterofBronxvilleVillage

Mr Favillestatedthattheheightofthepavilionceilingaspreviouslystated
bytheapplicant sarchitectwasincorrect Infact hestated theheightofthe
ceilingisactually inexcessof13 feet Thepreviousmeasurementgiven
bythearchitect fortheheightoftheglassstructure wasactuallythedistance
fromthetopoftheroofshighestpointtothetopoftheglassstructure Mr
Favillefurtherstatedhisconcernsthatthepossibilityofmanyyoungsterson
therooftopofthebuilding screamingandsplashinginapool wouldhavea
detrimentaleffectonthecharacteroftheCBD
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Ms Byersnotedthatwhiletheviewsoftheglassenclosedstructurefromthe
street asrenderedonthedrawingssubmittedbytheapplicant appeared
minimalthatinactualitythestructurewouldhavealargevisual impacton
ParkPlace Shestatedthatatnighttheglassenclosedpavilionwouldappear
tobea glowingorb atopthebuildingandthatwedonotlooktoour
residentialbuildingstobebeaconsoflightatnight Ms Byersalso
questionedtheimpactoftheproposedroofplantings notingthatplantings
donot insulatesound Ms Byersalsostatedthatshewouldliketoseethe
heightanddesignoftheproposedsoundbarrier

Ms Schnittarespondedthatitwastruethatplantingsdonotblocksound
Shestatedthatasaestheticiansheagreedthatrooftopswereunattractive
Sheacknowledgedthateverypoolmayhavescreamingchildreninornear
it andthatherproposedabsorbersandbarrierswouldlessentheirimpact
Shestatedthatoncesheknewtherestoftheplan fortherooftop shecould
designthesoundbarriersforsubmissiontotheDRC

ChairmanHendersonconcludedthemeetingbygivingageneraloverviewof
theproceedings stating thatitappearedthat whilenottakingaformalvote
onthematterbeforeit thegeneralconsensusoftheBoardwasthatthe
windowandfaçade materialsrecommendedbythearchitectwereacceptable
totheBoard thatfifteenparkingspaceswouldbeacceptable andthatthe
curbcutsattheentrancetothedrivewayonPondfieldRoadshouldbe
eliminated ChairmanHendersonfurtherstatedthatthe applicantshould
rethinktheproposedroofplaninlightofthecommentsofthemembersof
theBoardandtheDRC

4 NewBusiness
None

5 NextMeeting
ThenextmeetingofthePlanningBoardisscheduledforWednesday
January11 2006at730pm attheBronxville PublicLibrary
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6 Adjournment
TherebeingnofurtherbusinessbeforethePlanningBoard uponmotion
dulymadebyMrs Longobardo secondedbyMr Carey andunanimously
carried themeetingwasadjournedat955pm

RespectfullySubmitted

LydiaByrne RecordingSecretary
121405PlanningBoardMinutes
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