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Village of Airmont 

 Planning Board Meeting 

Via Zoom 

Thursday  

                                                              February 25, 2021 

7:30pm 

 

 

Members Present:  John Cornelius, Chairman 

   Russell Hock 

   Joseph Toss 

   Dennis Cohen 

                                   William Philip 

                                    Doug Whipple, Ad Hoc 

 

Members Absent:     Joel Shandelman, Ad Hoc  

        

         Others Present:        Dan Kraushaar, Deputy Village Attorney 

                                            Scott Ugell, Village Attorney 

            Eve Mancuso, Village Engineer 

                                  Valerie Monastra,Village Planner 

                       Lou Zummo, Building Inspector 

                                  Suzanne Carley, P&Z Secretary 

 

 

The meeting was called to order at 7:34 pm followed by the pledge of allegiance and roll call. 

Chairman Cornelius made a motion to approve the minutes from the 12-29-20 & 1-25-2021 PB 

Meeting which were seconded by Dennis Cohen.  All in favor motion carries. 

 

CONTINUED PUBLIC HEARING – 14 Woodland Place 

Requesting an adjournment to the March 25, 2021 PB Meeting. Chairman Cornelius made a 

motion to continue the public hearing for 14 Woodland Place to the Thursday March 25, 2021 PB 

Meeting via zoom unless the Governor’s Executive Order to conduct remote meetings is not 

extended. Russell Hock seconded it.  All in favor motion carries. 

 

CONTINUED PUBLIC HEARING – 282 Route 59 Suffern LLC  

Requesting an adjournment to the March 25, 2021 PB Meeting. Chairman Cornelius made a 

motion to continue the public hearing for 282 Route 59 to the Thursday March 25, 2021 PB 

Meeting via zoom unless the Governor’s Executive Order to conduct remote meetings is not 

extended. Dennis Cohen seconded it.  All in favor motion carries. 
 

CONTINUED PUBLIC HEARING – J.P. Morgan Chase Bank N.A. 410 Route 59 

Requesting an adjournment to the March 25, 2021 PB Meeting and will re-advertise and re-notice. 

Chairman Cornelius noted no action is required as the applicant will re-advertise and re-notice for their next 

appearance.  Dan Kraushaar confirmed that no action is required. 
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CONTINUED PUBLIC HEARING – Stage Street Associates LLC -130 Route 59 

130 Route 59, 22 & 24 Stage Street  

Proposed Office Warehouse 

Site Plan 

 

Applicant’s Attorney submitted a supplemental narrative with the special permit conditions, a waiver 

request, comments to the consultant memos from the prior PB meeting, agency review letters and SEQRA 

and procedural comments.  Applicant is requesting a negative declaration pursuant to SEQRA, grant the 

waiver of the loading berth and the size of the parking space, approve the special permit for the warehouse 

use and grant final approval if the proposed site plan. 

 

Applicant’s engineer reviewed the changes which were not significant.  The biggest change was that the 

middle units lost one unit so they will have one less warehouse with loading berths longer and the sizes 

were adjusted so there will be 4 vs. 5 warehouses.  The rear building was adjusted and cut in for 25sf 

previously it was 20sf.  The existing pond is proposed to have a catch basin to get all the runaway directed 

and it will go into the wetlands.  The one less unit of loading docks will also help with the residents concern 

of the number of trucks. They will require a waiver on the side of the parking spaces and loading berth as 

Paul Baum pointed out. 

 

Village Planner reviewed her letter of February 22, 2021.  It was noted that they will need to go to the ARC 

for review and that they need to submit for a wetlands permit.  Applicant responded to the Part II EAF for 

SEQRA and she reviewed her comments in the letter. She recommended that the PB grant their waiver for 

the loading berth that they are seeking where 50 ft is required and 25 ft is provided.   No further comments 

on their revised Traffic Impact Study are required. She also noted that the environmental impacts are 

satisfied.  She noted that if the Board is satisfied with SEQRA & environmental impacts a Negative 

Declaration can be prepared for review and approval.  Chairman Cornelius asked her to confirm that it is 

an unlisted action put he wanted to hear from the public.    There are still outstanding comments that need 

to be addressed by the DOT.  The DOT submitted a letter dated 2/11/2021 that the applicants engineer will 

respond to.  PB Secretary noted that the comments from the DOT are in response to plans from October 

and that they have not comments on the most recent plan changes submitted. 

 

Village Engineer reviewed her letter dated 2/24/2021 which included 33 items to address.  The applicant 

must submit a Village wetlands permit which is required for the reduction of the 100 ft. regulated area.   Eve 

also needs to review the SWPP.  The lighting plans need to have the parcel block corrected and some further 

updates as noted in her letter. 

 

John Cornelius made a motion to open the public hearing at 8:47pm Joseph Toss seconded it.  All 

in favor.  Shania Peattie – 21 Stage Street had concerns with the buildings being so close to the 

residential properties, wetlands, the traffic, noise, pollution, steep slopes, drainage and run off, 

trees and landscaping.   

 

In regards to SEARQ Chairman Cornelius authorized the Village Planner to draft a Negative 

Declaration.  We will discuss the DES and DOT comments at the March 25th  meeting.  Paul Baum 

noted that they will work on the lighting plans as per the items listed in Eve’s letter. 

 

Chairman Cornelius made a motion to continue the public hearing to March 25, 2021 at 7:30pm 

as long as the Governor’s Executive Order is still in effect for remote meetings.  Joseph Toss 

seconded the motion.  All in favor motion carries. 
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 CONTINUED PUBLIC HEARING – 14 N. Airmont Road 

  V3 Real Estate LLC - Dunkin Donuts                          

  Proposed Drive -Thru for Existing Dunkin Donuts 

  Amended Site Plan 

 
Ken Moran applicants attorney noted that they are trying to get a drive thru in at Dunkin Donuts that 

currently exits.  The GML from the County indicated that this would require overrides from the PB .  They 

have expanded the parking and drive thru and changes to the site circulation. They have revised the plans 

since their last submission to address to address the PB and consultants concerns. 

 

Based on the code requirements 15 parking spaces are required and they are providing 12 with the 

drive thru as they will not require that many spaces due to people utilizing the drive thru. They 

would be requesting a parking waiver.  There will be a loading zone on the South end of the 

building.  They widened the drive thru isle.  

 

The Building Inspector’s letter dated February 17, 2021 noted that 14 variances would be 

required and no buffer is being required as per code. There also appeared to be a discrepancy 

between the actual structural square footage and the footage used to calculate the parking 

requirements which he requested that they correct and update.  Applicant’s attorney noted that 

with the requirement that the DD drive thru is now being considered a Fast Food Restaurant 

there are different code requirements increasing the need for the variances. 

 

Applicants engineer Steve Sparaco noted that they made changes to the site circulation and 

submitted it along with a response to the last meeting of 1/28/2021’s comment letters from agencies 

and consultants on 2/23 however the Village Engineer, Planner nor the Building Inspector had time 

to review the updates 2 days prior to the meeting.  It will be reviewed for the next PB Meeting. 

 

Joe Toss indicated he was happier with the improvements to the site concerned that it could lead 

to more traffic inside the site. Ron Reiman of Maser Consulting noted that their traffic consultant 

Bill Grearly worked diligently with Rockland County agencies and the Village Planner and Village 

Engineer on the proposed changes. It was noted that the Villages outside traffic engineer reviewed 

the 10/2020 existing traffic analysis conducted by Maser consulting which included the existing 

DD traffic study along with conservative analysis for the changes previously submitted with the 

circulation for the proposed addition of the drive thru with the number of bypass trips. Essentially 

the amount of traffic is not new to the site and the traffic engineer had no issues with the proposed 

change of circulation and indicated that the addition will not significantly impact the operations fo 

the roadways and intersections in the vicinity of the site.  He also noted that the elimination of the 

southerly driveway and restricting left turs on the northernly driveway on Airmont Road will 

further improve traffic circulation and safety. 

 

Applicant’s attorney Ken Moran and Jeffrey Stewart the Manager of the DD site submitted a 

letter of intent from the neighboring property of Airmont Gardens that they would be amenable 

to enter an easement once the site plans are approved.   It was noted that the formal agreement 

with property owner would need to be put into place. Jeff explained that the letter of intent was 

an effort to provide confirmation that they are working with the neighboring They need to work 

into the easement in perpetuity and future liability of any future owners of the gas station. 
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Steve Sparaco explained that on N. DeBaun there is a private road that was never dedicated, on 

the north side there is an O&R substation, on the south side of the property on DeBaun Ave there 

is an office.  They feel there is no impact on the residents and they worked the site and the 

circulation a number of times to get to the best layout for more efficiency with the traffic 

circulation and avoid having people cutting through the gas pumps. The applicant’s 

representatives felt that it was a safer plan for the DD drive thru. 

 

At 9:33 pm Scott Ugell took over the meeting for Dan Kraushaar.  Village Planner reviewed her 

letter of 2/22/21 but that was based on the plans previously submitted and then had recently been 

updated again.  She indicated that the zoning table need to be updated on the plans.  They are 

required to go to the Architectural Review Board and would need to be referred to the ZBA for 

14 variances.  Some of the items will need to be overridden in the GML.  The parking 

requirements could either be achieved by asking for a waiver or an additional variance from the 

ZBA.  The landscaping didn’t meet the site plan standard.  Signage needs to be addressed as well 

as the footcandle lighting measurements.  

 

The Village Engineer noted her concerns with the overdevelopment of a small site and the 

number of variances in the Building Inspectors letter.  Chairman Cornelius also expressed his 

concern that the number of variances show an overuse of the property. Village Engineer asked 

what the primary use would be a gas station or a fast food restaurant as a drive thru.  She 

reviewed the original approved site plan from years ago and noted that you can’t address buffers 

within the property lines or side yard.  She noted that there is a lot going on for an undersized 

parcel.  She also had done a review letter dated 2/16/2021 but that was based on the plans 

submitted for the meeting not the newly revised plans which she had not had a chance to review 

as they were just received 2 days prior. 

 

Chairman Cornelius made a motion to Continue the Public Hearing for the Dunkin Donuts Drive 

Thru to March 25, 2021 at 8:30pm via zoom assuming the Governor’s Executive Orders for 

remote meetings is still effect. Russell Hock seconded it.  All in favor. Motion carried.  

 

 

 
 

PUBLIC HEARING – RWE Solar Development LLC 

375 Route 59 
Battery Energy Storage System 
Proposed Site Plan 

 

Barbara Wagner Engineer for the project reviewed the submitted narrative and explained that the 

O&R current grid needs additional capability as it is maxed out.   They found a site in Airmont 

where one building will be demolished and they provided a site plan that demonstrated the 

capabilities.  The site is in the NS and according to the code in the NS zone this would require a 

Special Permit.  They also will need a few variances as well. She explained how they had several 

CDRC meetings and meeting with the Tallman Fire Department to review the plans. 

P&Z Secretary noted that the GML also required that the Office of Fire and Emergency Review 

and comment as well.  She forwarded everything to them via email. 
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The PB noted they had safety concerns and were unfamiliar with this type of application. They 

inquired where other sites were in RC and the Building Inspector noted there is one in Pomona but 

not surrounded around a residential zone.  This was the primary concern of the PB that it is in close 

proximity of residents behind it.  There was discussion the wattage to be used, the UL’s and the 

safety precautions and emergency suppression, and disaster recovery plans which had been 

submitted.  The applicant also noted that there is a site in Queens that is located next to a school 

and a house of worship which they are welcome to visit at any time. 

 

Village Planner noted that Airmont’s Zoning code currently does not have anything for a Battery 

Energy Storage system and suggested that it something that the Village may want to consider going 

forward.  It was suggested that the Village find a Battery Energy Storage Consultant to advise on 

the project.  The P&Z secretary would work with the Village Planner and Village Engineer to 

secure one. 

 

John Cornelius opened the public hearing at 11:03pm.  Joseph Toss seconded it. All in favor. No 

one from the public spoke.   

 

The PB asked if the footprint could be made smaller to provide more of a buffer.  The Village 

Attorney suggested that this application return in a few months for their changes to be made and 

the independent Battery Storage consultants to be contacted and do their review as discussed.  The 

applicant would need to enter into a short agreement and provide an escrow amount that would be 

TBD.   

 

For SEQR the Village Planner confirmed that this is an Unlisted Action.  Chairman Cornelius 

made a motion for the Planning Board to be Lead Agency for SEQR.  William Philip seconded it.  

All in favor motion carries. The Village Planner noted that they need to do a Notice of Intent for 

Lead Agency which she would get circulated. 

 

The applicant stressed that the O&R need is critical for it to get installed for next Spring.  The 

Village Attorney noted that it is important that all the fact finding is done as it is important to 

protect all the residents. 

 

Chairman Cornelius made a motion to continue the public hearing for the application of RWE 

Solar Development LLC to Thursday May 27,2021 at 7:30pm via zoom as long as the Governor’s 

Executive Order for remote meetings was still in effect.  Joseph Toss seconded it.  All in favor, 

none opposed.  He stressed that they need to confirm which variances will be required.   

 

Chairman Cornelius made a motion to adjourn the meeting at 11:17pm.  Dennis Cohen seconded 

it.  All in favor.  Motion carried and meeting adjourned. 


