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A.2. MANOR HILL COMMUNITY PROJECT
Site Plan, Special Use Permit and Aquatic Resource Permit Hearing for a proposed manufactured home
community comprised of 14 lease lots.  The project includes a new access road from North Grand Avenue into the
existing Manor Hill Mobile Home Park, and water and sewer services via connection to existing Town facilities.  
246 North Grand Avenue; Zoned R-MH (Residence, Mobile Home) District;  ± 5.53 acres; Grid # 6162-16-
970397; Type I Action; Manor Hill Mobile Home Park, Owner. 

A Planning Board application for this project was first filed in 2017.  It was reduced in size and the application was
revised several times due to environmental and other site constraints, with long periods between submittals.  On October
16, 2025, the Planning Board adopted a SEQRA Negative Declaration for the project as a Type I action.  On December 3, 
2025, the Town Board approved a resolution to rezone the site to R-MH ( Residence, Mobile Home) District. On January
12, 2026, the Zoning Board of Appeals granted variances for yard setbacks on proposed Lots 9 – 14.  The applicant
submitted revised plans and responses to comments, seeking Planning Board approval.  

In 2025, the applicant submitted to NYSDEC a request for an updated wetland Jurisdictional Determination (JD), due to
changes in the NYSDEC Freshwater Wetlands regulations.  On 11/10/2025, the NYSDEC identified the existing wetland
on the site as Class II and required an Article 24 permit for wetland disturbance for the proposed roadway.  Obtaining the
NYSDEC permit may be a condition of the Planning Board’ s approval.   

By 10/06/2025 correspondence to the Planning Board, Aspen Environmental noted prior issuance of an Army Corp of
Engineers Nationwide Permit for wetland fill, that expires March 14, 2026.  The applicant has an additional 12 months if
the approved wetland mitigation (wetland creation) has commenced or is under contract to commence (required to be
completed before wetland filling commences for the planned roadway).   

Project plans and the SEQRA Negative Declaration for the project identify measures to protect endangered bat and turtle
species per NYSEC and US F&W guidance, including a prohibition on tree cutting April 1 – October 14, and turtle
exclusion fencing and monitoring during their nesting season.   

Applicant response to Aspen’ s October 2025 comments states, “ the Applicant will be requesting permission from the
Board to fell trees on the subject property prior to the March 31 deadline.”  On a case by case basis, the Board has
considered requests by project applicants for a waiver of Town regulations that prohibit any site preparation or ground
disturbance prior to signature of final plans.  Past experience has resulted in expediting some projects that were ready to
go, and some sites that were cleared and remained with downed trees for several years.   

In this case, staff recommends the Board discuss it and consider a very limited waiver for the minimum tree felling that
could extend the U.S. Army Corp of Engineers Nationwide Permit another year, and would not affect site wetlands
subject to a still-pending Article 24 Permit from the NYSDEC, nor residential neighbors or the Dutchess County Rail
Trail adjoining the project site.   
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Recommendations: 

Staff recommends that the Planning Board discuss the application and consider taking the following actions:   

A. Open the public hearing.  

B. Close the public hearing.. 

C. Consider granting conditional site plan and special use permit approval for the application, as follows: 
I move that the Planning Board grant conditional site plan and special use permit approval for the Manor Hill

Community Project, subject to the following:”  

Respond to comments of the Planning Board and those received from Town departments and Agencies, said
responses to be reviewed by the Planning Department as to adequacy and completeness, inclusive of, but not limited
to, the following: 

1. Town Planning Department comments (forthcoming).   
2. Town Engineer comments dated February __, 2026. 
3. Town wetland consultant Aspen Environmental comments dated February __ 2026. 
4. Town traffic consultant JMC’s comments dated February 9, 2026. 
5. Town Zoning Administrator’ s comments dated February 9, 2026. 
6. Town Water Department comments dated February 9, 2026. 
7. Town Sewer Department comments dated January 30, 2026. 
8. Town Building Department’ s review of a subsequent submittal.  
9. Town Highway Superintendent’ s review of a subsequent submittal.  
10. Arlington Fire District comments dated February 9, 2026. 
11. Dutchess County Department of Behavioral and Community Health’ s review, and approval upon final plans prior

to signature by the Chair. 
12. NYS Department of Environmental Conservation’ s issuance of an Article 24 Permit for wetland disturbance for

this project.   
13. Standard conditions of approval:  

a. Approval of the Department of Planning and consulting Town Engineer of the proposed final plans
for the project.   

b. Approval of the Water and Sewer Departments for any alterations to water or sewer service
facilities requiring Town approval.  

c. Pursuant to Chapters 105 and 106 of the Town Code, the applicant shall pay the cost of all application
and consultant review fees incurred by the Town in the review of this application including all
inspection fees, prior to the Chairman’ s signature. 

d. This Site Plan and Special Use Permit Approval shall be void if construction is not started within one
1) year of the date of Planning Board approval, and completed within two (2) years of the date of

such approval.  Prior to its expiration, the site plan and special use permit approval may be renewed
by request of the applicant for up to two ( 2) additional ninety ( 90) day periods.  At the time of any
Planning Board action to extend, renew or amend this application, the valid time period for site plan
and/or special use permit approval shall be as then specified in the Town Code.  The applicant shall
receive no notice of the pending expiration and it is the sole responsibility of the applicant to renew
the Site Plan and Special Use Permit Approval prior to its expiration.   

14. Comments of the Planning Board meeting.  

D. Consider granting conditional approval of an aquatic resource permit for the application, as follows: 
I move that the Planning Board grant conditional approval for an aquatic resource permit for the Manor Hill

Community Project, subject to the following:”  
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1. Wetland disturbance/mitigation plans and a narrative shall be finalized subject to Aspen Environmntal
approval, and shall be filed with the Town Planning Department, prior to issuance of site plan signature by the
Chairman.   

2. Evidence shall be submitted demonstrating that a U.S. Army Corp of Engineers Nationwide Permit
authorization( s) is valid and consistent with the project at the time of Town wetland permit issuance.  

3. Wetland disturbance/mitigation plans and narrative are to include time frames for wetland mitigation
implementation, monitoring and close-out, subject to Aspen and Town staff approval.  

4. Applicant shall pay the cost of all consultant fees incurred by the Town for review and monitoring of the
aquatic resource permit.  

5. If completion and close-out of the aquatic resource permit is to extend beyond issuance of a final Certificate
of Occupancy (CO) for the Manor Hill Community Project, then a financial security to guaranty completion
of the aquatic resource permit shall be filed with the Town prior to issuance of such CO, in an amount subject
to Aspen review and approval, and in a form and accompanied by an Agreement subject to review and
approval of the Planning Board Attorney and acceptance by the Town Board.  

E. Planning Board to [conduct] or [waive] or [defer] architectural review approval for the proposed mobile
homes.  

F. Consider a resolution to permit tree felling activity prior to the Chair’ s signature of the Site Plan, as follows
Only if the Planning Board has granted conditional site plan, special use permit and aquatic resource permit

approval):  

I move that the Planning Board authorize a partial waiver of §210-151(H) to permit site clearing activity
limited to tree felling only, prior to Chair signature of an approved Site Plan and consistent with approved bat
mitigation, expressly subject to the following:”  

1. Tree felling activity may occur on or prior to March 31, 2026, and thereafter is prohibited from April 1 through
October 14, unless performed in accordance with NYSDEC and USF& W guidance.  

2. Prior to signature of the approved Site Plan by the Planning Board Chair, site clearing activity is restricted to tree
felling only; such activity shall not include relocation or removal of trees or brush, the use of heavy equipment, or
any ground disturbance.  

3. If the owner/ applicant obtains Town acceptance of the final SWPPP, and submits evidence of coverage under the
NYSDEC SPDES General Permit for Construction Activity, then tree felling activity including relocation or
removal of trees or brush, and/or the use of heavy equipment, and/or ground disturbance, may be permitted at the
written discretion of the Town Engineer. 

4. Such tree felling activity shall be restricted to the area of disturbance and other conditions shown upon a Tree
Felling Plan to be prepared by the applicant’ s licensed professional plan preparer, subject to review and
acceptance by the Town Engineering and Planning Departments.  If NYSDEC has not issued an Article 24
Permit, then the Tree Felling Plan shall provide for the minimum tree removal necessary to maintain a U.S. Army
Corp of Engineers Nationwide Permit, and shall not affect site wetlands nor screening for residential properties or
for the Dutchess County Rail Trail adjoining the project site.  No tree felling activity shall occur until after Town
acceptance of the tree- felling plan. 

5. Prior to the commencement of any tree felling activity, a site restoration agreement shall be executed subject to
Town Board and legal approval, and a financial guarantee filed for such restoration in an amount to be approved
by the Town Engineer and the Director of Municipal Development. 

OR,  
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A. Open the public hearing.  

B. Close the public hearing.. 

C. Defer action on the site plan, special use permit and aquatic resource permit application, with comments, as follows: 
I move that the Planning Board defer action on this application, subject to the following:” 

Respond to comments of the Planning Board and those received from Town departments and Agencies, said
responses to be reviewed by the Planning Department as to adequacy and completeness, including but not
limited to the following:  

1. Town Planning Department comments (forthcoming).   
2. Town Engineer comments dated February __, 2026. 
3. Town wetland consultant Aspen Environmental comments dated February __2026. 
4. Town traffic consultant JMC’s comments dated February 9, 2026. 
5. Town Zoning Administrator’ s comments dated February 9, 2026. 
6. Town Water Department comments dated February 9, 2026. 
7. Town Sewer Department comments dated January 30, 2026. 
8. Town Building Department’ s review of a subsequent submittal.  
9. Town Highway Superintendent’ s review of a subsequent submittal.  
10. Arlington Fire District comments dated February 9, 2026. 
11. Dutchess County Department of Behavioral and Community Health’ s review, and approval upon final plans prior

to signature by the Chair. 
12. NYS Department of Environmental Conservation’ s issuance of an Article 24 Permit for wetland disturbance for

this project.   
13. Comments of the Planning Board meeting.  
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TOWN DEPARTMENT, CONSULTANT AND FIRE DISTRICT COMMENTS

Project Name: MANOR HILL COMMUNITY PROJECT
Parcel ID #(s): 6162-16-970397-0000
For Planning Board Meeting on: February 19, 2026

Town Departments, Consultants, and the appropriate Fire District have reviewed materials submitted by the applicant for
this Planning Board Meeting and have the following comments:  

Review For Meeting - Engineering
02/11/2026
Andrew Learn

1. Response to previous comment No. 1 is noted, comment remains.  A stormwater maintenance agreement and
access easement will be required prior to site plan approval. 
2. Response to previous comment No. 2 is noted, comment remains. As previously noted, a legal agreement should
be provided to prevent future development of the proposed open space and wetland mitigation areas. 

Water: 
3. Response to previous comment No. 3 is noted.  Comment remains. As previously noted, DCDBCH approval of
the proposed water supply improvements is required.  
4. Response to previous comment No. 4 is noted. Please provide calculations as indicated to confirm that the
proposed 6” water main will provide adequate fire flow to the proposed hydrants. 

Sewer: 
5. Response to previous comment No. 5 is noted. The Town has agreed in concept to accept dedication of the
existing sewer main as part of the agreement with the developer to assist with the upgrade of the North Grand Pump
Station. The signed offer of dedication referenced in the response letter should be submitted for review by the Town
Attorney and this office.   

Review For Meeting - Water Department
02/09/2026
Tom Colgan

The utility plan looks fine, but wouldn't the first hydrant serve you better if it were placed between lots 2 and 3? The
fire department should have final say on this. Water service connection detail B is overdone with copper bent in a
full circle. Picture a flattened question mark, where the copper runs parallel, and on top of the main doubles back
alongside the main and is bent toward the lot it is intended for. If the copper is shaped correctly, one side of the main
will have nothing in the way, allowing easier excavation in the future. 
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Review For Meeting - Zoning

02/09/2026
Kristina Granieri

Units 9, 10, 11, 12, 13, and 14, received a variance of 10 feet for each lot on 1/12/26.  

No further comments. 

Review For Meeting - Fire District - AFD
02/09/2026
Chris Mills

Previous comment concerning addressing and lot numbering still stands. What is the 911 address, and what are the
lot numbers going to be? The proposed site is on a parcel that has a North Grand Ave address, but this is confusing
to responders. The address should use the current Manor Hill address of 179 Van Wagner Rd and continue lot
numbering in a logical order. 

Review For Meeting -  Building
02/09/2026
Bruce Flower

No comments regarding the site plan.  

Review For Meeting - Sewer Department
01/30/2026
Jim Bynon

Lot 2 shall have the sewer lateral be a straight connection, with no bends, and the double cleanouts near the house. 
Please revise this detail

Review For Meeting - Highway Department
01/28/2026
Mike Simon

No conflict
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February 9, 2026

Chairman Carl Whitehead
Town of Poughkeepsie Planning Board
One Overocker Road
Poughkeepsie, NY 12603

RE: JMC Project 24022
Manor Hill Community
179 Van Wagner Road & 246 North Grand Avenue
Town of Poughkeepsie, NY

Dear Chairman Whitehead and Members of the Board: 

We have conducted a review of the January 27, 2026 submission material.  Based on our review, 
we have the following comments: 

1. The applicant has acknowledged the comments provided within our office’s October 7, 2025
letter.  Our office will review updated site plans when submitted as desired by the Town based
on our previous comments. 

2. The applicant is amenable to our recommendations mentioned in our October 7, 2025 letter
such as treatments to discourage use of emergency access by typical traveling public, 
restricted road access signage, stop sign and stop bar at the Van Wagner Road intersection. 
The Town should provide a determination on these recommendations. 

3. The Planning Board should provide a determination on the desired location of construction
access to the proposed project whether via North Grand Avenue or via Van Wagner Road thru
the existing mobile home property.  If construction traffic is to access the site from North Grand
Avenue, safety measures should be incorporated such as advance warning signage and
flaggers. 

We will continue to coordinate with your Board, Town staff and the Applicant as desired.   

Sincerely, 

JMC

MarcPetroro, PE, PTOE KevinMasciovecchio, PE
Senior Project Manager ProjectManager

sites/24022/Shared Documents/ Admin/ lt.Whitehead_ 2026-02-09.docx



30 Tuckers Path  ·  Clintondale, NY 12515  ·  845-590-0100 

February 13, 2026 

 

Mr. Carl Whitehead, Chairman 
Town of Poughkeepsie Planning Dept. 
1 Overocker Road 
Poughkeepsie, NY 12603 

 

Re: Manor Hill Community Project  

 
Dear Chairman and Planning Board members, 

Aspen Environmental has reviewed the January 27, 2026 submission for the 
proposed Manor Hill Community project and requires these minor changes to 
site plan notes for various permit compliance.  The rational and details for these 
changes is also provided. 

1) Site pans must reference the Blanding’s turtle Education and Encounter Plan. 

Specifically, NYSDEC’s May 23, 2024 letter indicates that the proposed activity is 
not likely to result in the incidental take of the protected Blanding’s turtle and a 
Title 5 permit is not required “as long as the attached Education and Encounter 
plan that was submitted on March 19, 2024, is followed.”   A site plan and 
Threatened and Endangered Species Habitat Suitability Report (TES report) 
(Ecological Solutions 1/17/18, last revised 2/22/24) was also submitted to and 
considered by NYSDEC.   

Accordingly, site plans should reference the Education and Encounter Plan and 
indicate, in the sequencing notes, that site personnel shall be trained in the 
identification and proper encounter protocol prior to commencement of any 
construction activity on site.  All site personnel, as well as future site residents, are 
required to be provided the Education and Encounter Plan and Hudsonia’s 
publication “Backyard Turtle Conservation Recommendations for Landowners 
and Residents”, as indicated in the TES report. 

2) The temporary turtle barrier indicated on the site plan must include gates with 
bottom sweeps and must remain closed during the turtle’s active season; gate 
signage is recommended. 

As per the TES report and NYSDEC standard requirements for construction in 
proximity to Blanding’s turtle habitat, an exclusion fence is indicated on the site 



 

 

plan.  The plan must also indicate exclusionary gates, at each construction 
entrance, with a lower sweep.  The gates should be installed such that the 
default position is closed; signage should be included on the gates indicating 
that the gates are to remain closed at all times between 4/15 and 10/15 for the 
protection of Blanding’s turtles.   

3) Include turtle barrier fence installation in the sequence notes.  Indicate that 
the exclusion fence must be installed prior to April 15.  

Installation of the temporary turtle exclusion fence should be included in the 
sequence schedule notes indicated on the Erosion and Sediment Control plan 
(C601), not just the Blanding’s Turtle Construction Sequence notes (C703), so as 
not to be overlooked.  Both such notes must indicate the installation of turtle 
exclusion fencing by April 15, prior to the turtle’s anticipated active season.   

4) Indicate wetland mitigation area completion requirement in sequencing 
notes. 

In accordance with the ACOE permit, grading and planting of the wetland 
mitigation area must be completed prior to the discharge of fill authorized by 
the permit.  Thus the sequencing notes must reflect this.  Wetland mitigation is 
currently #12 on the Erosion and Sediment Control Plan sequencing notes.  

5) Remove Blanding’s turtle nesting area notes if not relevant. 

Blandings Turtle Construction Sequence notes 4 and 5 on the plan refer to 
utilizing stockpiled soils for Blanding’s turtle nesting area.  I do not recall any 
proposed nesting areas nor do I find any on the plans.  These final comments 
should be addressed. 

These are Aspen’s only comments regarding the site plan.  Prior comments 
appear to be fully addressed.   

The applicant’s response letter of January 27, 2026 also included several waiver 
requests. 

1) The applicant has requested that the Town allow tree removal prior to final 
site plan approval in order to comply with tree felling restrictions for the 
protection of locally present endangered bat species.  Aspen has no issue with 
the Town allowing for selective felling in advance of final site plan approval.   

2) The applicant has requested conditional site plan approval should, upon 
resolution of all other matters, the applicant still be waiting for issuance of a 
NYSDEC Article 24 permit (freshwater wetlands).  For reference, this is a new 
requirement as per the 2025 updated state wetland regulations.  Given that the 
applicant has received authorization for wetland disturbance from the ACOE 
(Nationwide General Permit 29 dated 2/22/23), accompanied by a NYSDEC 
issued Blanket Section 401 Water Quality Certification,  indicating that the 
wetland disturbance as proposed is in compliance with State water quality 
standards, and given avoidance, minimization and mitigation of wetland 
impact, as confirmed through issuance of the ACOE Nationwide permit, Aspen 
finds this also to be a reasonable request. 



 

 

Finally, the issuance of the Nationwide permit was only accomplished though 
several years of cooperation between the Town and the applicant towards the 
reduction of wetland disturbance and ample and appropriate mitigation.  In 
addition to the benefit provided through elimination of the former and highly 
problematic community sewage disposal system immediately adjacent the 
wetland, Aspen finds that the site plan with wetland mitigation fully satisfies the 
Town code and recommends issuance of a Town Aquatic Resource Permit.   

Furthermore, as the ACOE issued permit includes an abundance of conditions 
including but not limited to coverage requirements and invasive species 
management, monitoring and reporting for 5 years, and remedial action should 
the goals not be achieved, Aspen recommends that the Town not take on the 
burden of long term review, nor necessitate surety bonding or collateral for the 
mitigation.  Rather, Aspen suggests that the Town require copy of the required 
annual reporting and any documentation which is to be provided to the ACOE, 
including final closeout with the ACOE.   

Should you have any questions, feel free to contact me at your earliest 
convenience.  

 

Sincerely, 

       Karol Knapp 
       President, Aspen Environmental 

 
 
Submitted electronically 
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the Residence, Mobile Home (R-MH) Zoning District. A copy of the Town Board’s approval 
resolution is enclosed herewith at Exhibit A. 
 
In addition, on January 12, 2026, the Town’s Zoning Board of Appeals (“ZBA”) granted an area 
variance from the rear yard setback requirement outlined in § 210-83(B)(3) of the Town Code for 
units 9 through 14 within the Project. A copy of the ZBA’s Decision Agenda, indicating that the 
requested variances were granted, is enclosed herewith as Exhibit B. 
 
Finally, as the Planning Board is aware, during its meeting on October 16, 2025, this Board issued 
a Negative Declaration pursuant to the State Environmental Quality Review Act (“SEQRA”) for 
the Project, confirming that the Project will not create any potentially significant adverse 
environmental impacts. A copy of the Planning Board’s Negative Declaration is enclosed herewith 
as Exhibit C. 
 
SITE PLAN REFINEMENTS AND RESPONSE TO COMMENTS: 
 
Since the Applicant last appeared before this Board at its October 16, 2025 meeting Agenda, the 
Applicant has taken the time to refine the Project and to supplement its pending Application 
materials to respond to comments from the Planning Board, its consultants, and members of the 
public related to the Application. These design changes are described in detail in the point-by-
point response to comments letter prepared by Lawrence J. Paggi, PE, PC, dated January 27, 
2026, enclosed herewith as Exhibit D, and reflected on the enclosed revised plans for the Manor 
Hill Community Project, prepared by Lawrence J. Paggi, PE, PC, dated December 22, 2017 and 
last revised January 23, 2026 (the “Plans”).  
 
Specifically, the Plans now include the following updates: 
 

• A recreational area has been proposed for the Project, which will include picnic tables, 
park benches, grills, and a gazebo. 
 

• A proposed 6-foot-high privacy fence has been incorporated along the southern lot line of 
the Premises.  
 

• Street lighting has been proposed for the Project, with three (3) decorative lighting posts 
incorporated along the roadway within the proposed mobile home park. 
 

• Four (4) additional parking spaces have been proposed for use by visitors to the proposed 
mobile home park. 
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• The roadway through the mobile home park has been widened slightly in the location of 
the proposed community mailbox structure. 
 

• The sizes of all proposed mobile homes have been clarified within the revised Plans. 
  

• Additional notes and details have been incorporated into the Plans to identify the 
proposed Blanding’s Turtle protection practices and tree removal restrictions. 
 

With this submission, the Applicant respectfully submits that it has fully addressed all comments 
provided by this Board, its consultants, and members of the public, and further that the 
Application complies with the applicable standards for Site Plan Approval outlined in Town Code 
Section 210-152, as well as the general and specific standards for Special Use Permit Approval for 
mobile home parks outlined in Town Code Sections 210-83 and 210-152.1, and the standards for 
Aquatic Resources Permit approval outlined in Town Code Section 116-8. 
 
INDEX OF ENCLOSURES: 
 
In support of this correspondence, attached please find fourteen (14) hard copies and an electronic 
copy of the following materials: 
 

Exhibit A: Town Board Resolution 12:3-#2 of 2025, dated December 3, 2025; 
 

Exhibit B:  Zoning Board of Appeals Decision Agenda, dated January 12, 2026; 
 

Exhibit C:  Negative Declaration issued by the Town Planning Board, adopted 
October 16, 2025; and 

 

Exhibit D: Response to Comments Letter, prepared by Lawrence J. Paggi, PE, 
PC, dated January 27, 2026. 

 
In addition, attached please find six (6) full size and fourteen (14) 11” x 17” hard copies of the 
updated plans for the Manor Hill Community Project, dated December 22, 2017 and last revised 
January 23, 2026, and the Gross Area Graphic, dated July 21, 2021 and last revised September 
15, 2025, both prepared by prepared by Lawrence J. Paggi, PE, PC, along with electronic copies of 
all referenced materials. 
 
Finally, please be advised that a check payable to the Town in the amount of $250.00, 
representing the Planning Board meeting fee, has been delivered under separate cover. 
 
CONCLUSION: 
 
We look forward to appearing at this Board’s regular meeting on February 19, 2026 to continue 
the Public Hearing on the Applications and to answer any questions that the Board may have, at 
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which time we respectfully request that the Board consider closing the Public Hearing and 
rendering a decision on the Applications.  
 
In the meantime, should the Planning Board or Town Staff have further questions or wish to have 
additional information related to the Project, please do not hesitate to contact me. Thank you for 
your time and consideration of this matter. 
 
Sincerely, 
 

 
 
Taylor M. Palmer 
 
cc: Manor Hill Mobile Home Park, LLC 

Lawrence J. Paggi, PE, PC 
Bruce Flower, Town of Poughkeepsie Building Inspector 
Michael Welti, AICP, Town of Poughkeepsie Director of Municipal Development 
Eric Hollman, Town of Poughkeepsie Planner 
Lisa Cobb, Esq., Town of Poughkeepsie Planning Board Attorney 
Jessica Zalin, Esq., Cuddy & Feder LLP 
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   Town of Poughkeepsie 
 Zoning Department 

  
 
1 Overocker Road                                                  845-485-3650 Phone 
Poughkeepsie, NY  12603                                                   845-790-4772 Fax 

 
DECISION AGENDA 

TOWN OF POUGHKEEPSIE ZONING BOARD OF APPEALS 
January 12, 2026 - 6:00 PM 

 
A public meeting of the Town of Poughkeepsie Zoning Board of Appeals was held on January 
12, 2026, at 6:00 PM. The meeting was held in a hybrid format. 
 
OLD BUSINESS 
 
1. Public Hearing – Height and Setback Variances – Vertical Bridge CC FM, LLC 

Applicant/Owner. 2 Pendell Road, Grid No. 6162-02-615714-0000, Zoned R-M. The 
applicant is seeking to install a 150-foot monopole wireless telecommunications facility to 
be located 23 feet, 6 inches from the side yard property line, where §217-17(E), note “e” of 
the Town Code requires a 50-foot side yard setback, which is to be doubled for principal 
non-residential structures per §217-17(E)(1), requiring a 100-foot setback. A variance of 73 
feet, 6 inches is required. The applicant is proposing a height for the monopole of 150 feet 
where §217-17(E), note “h” of the Town Code limits the height of buildings other than 
dwellings to 40 feet, requiring a variance of 110 feet. Unlisted Action, Coordinated 
Review. The Planning Board is the Lead Agency for this matter but has not yet made a 
determination of significance. 

 
At the Applicant’s request, this application was adjourned to February 9, 2026. 

 
Motion:   Paul Lahey 
Second:  Arthur Grace 
Vote:  7-0-0 
  

2. Public Hearing – Driveway Width Variance – Ryan Wendl and Victoria Sibalich, 
Owners/Applicants, 89 Kensington Lane, Grid No. 6363-03-108027-0000, Zoned R-
4A. The applicants are seeking to legalize an expansion of driveway width. Per §210-92(Q), 
a driveway shall not be more than 15 feet in width. The preexisting driveway as part of the 
Stratford Farms subdivision was allowed to be 20 foot wide. The applicant has extended a 
portion of the driveway to a width of 32.5 feet, requiring a variance of 17.5 feet. Type II 
Action. 
 
The Board voted to deny this variance. The applicants will be required to remove the 
extra parking area. 
 
Motion:   Paul Lahey 
Second:  Arthur Grace 
Vote:  5-2-0 
Nays:  Christine Soricelli 
   Tony Gates 
 

3. Public Hearing – Coverage and Driveway Width Variances – Ghada and Firas Haddad, 
Owners/Applicants, 55 Scenic Drive, Grid No. 6160-04-765019-0000, Zoned R-20. The 
applicants are seeking to legalize an existing driveway of 32.9 feet in width, where §210-
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92(Q)(1) of the Town Code permits only a driveway of 15 feet, requiring a variance of 17.9 
feet. The applicants also are seeking to legalize impervious surface coverage of 62%, where 
§210-16(E) of the Town Code sets a maximum of 35%, requiring a variance of 27%. Type II 
Action. 
 
At the Applicant’s request, this application was adjourned to February 9, 2026. 

 
Motion:   Paul Lahey 
Second:  Arthur Grace 
Vote:  7-0-0 

 
4. Public Hearing – Required Distance Variance – Wally Alrowhani, Applicant, Seldon 

Properties (Anthony Branchinelli) Owner, 2519-2521 South Road, Grid No. 6060-02-
975536-0000, Zoned B-H. The applicant is seeking a variance from §210-111.1(C)(1) of the 
Town Code, which prohibits tobacco stores from being located within 500 feet of any other 
tobacco store, measured from property line to property line. The applicant is proposing to 
operate a tobacco store on a parcel where the nearest property line is 205.5 feet (measured 
in a straight line) away from a parcel with an existing tobacco store (2506 South Road), 
requiring a variance of 294.5 feet. Unlisted Action. 

The Board voted to deny the variance request. 
 
Motion:   Phyllis Capone 
Second:  Arthur Grace  
Vote:  7-0-0 
 

5. Public Hearing – Refuse Enclosure Setback Variance – Creek Road Plaza LLC, 
Owner/Applicant, 64-68 Creek Road, Grid No. 6162-02-65673-0000, Zoned B-N. The 
applicant is seeking to legalize the expansion of a refuse enclosure that is located 10.6 feet 
from a property used for residential purposes, where §210-112 of the Town Code prohibits 
refuse and storage containers and receptacles from being located within 50 feet of any 
residential district, requiring a variance of 39.6 feet. Unlisted Action. 
 

At the Applicant’s request, this application was adjourned to February 9, 2026. 
 

Motion:   Paul Lahey 
Second:  Arthur Grace 
Vote:  7-0-0 

 
NEW BUSINESS 
 
6. Public Hearing – Rear Lot Line Variance – Manor Hill Community Project, Manor 

Hill Mobile Home Park LLC - Owner/Applicant, 246 N Grand Avenue, Grid No. 6162-
16-970397-0000, Zoned R-MH. In connection with a new mobile home development, the 
applicant is seeking variances from §210-83(B)(3) of the Town Code, which requires that 
each mobile home be located with a minimum clearance of 40 feet from the rear lot line, 
to allow a clearance of 30 feet for units 9, 10, 11, 12, 13, and 14, requiring a variance of 
10 feet for each lot. Unlisted Action. The Planning Board, as Lead Agency, issued a 
determination of non-significance (negative declaration) on October 16, 2025. 
 
The Board voted to grant the requested variances. 
 
Motion:   Christine Soricelli  
Second:  Arthur Grace 
Vote:  7-0-0 
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DISCUSSION 
 
7. Applicant: O’Conner Management LLC. Address: [no number] Route 9D, Grid # 6158-

01-390820, Zoned B-H.  The Applicant proposes to construct a new electric motor vehicle 
repair facility within 4.34-acre undeveloped property, and desires to have a “display 
vehicle.” “Open display areas” are discussed in the “Motor Vehicles Sales and Service” 
definition in §210-9 of the Town Code, but not in connection with a “Motor Vehicle Repair 
Facility.” Unlisted Action. The Planning Board is the Lead Agency for the SEQRA 
determination of this matter but has not yet made a determination of significance. 

No action was taken on this matter. 

OTHER BUSINESS 
 
8. Lead Agency Request from the Town of Poughkeepsie Planning Board – Popeye’s 

Amended Site Plan, 535 Haight Ave and 836-840 Main Street, Grid #s 6161-08-894787-
0000 and 6161-08-905797. Zoned Arlington Town Center – ATC. Site Size: ±0.50 and 
±0.33 acres. In connection with the development of the adjacent parcel, the applicant is 
proposing to eliminate 2 parking spaces and establish an easement with 836-840 Main 
Street to use 2 parking spaces on that site as employee parking. 
 
The Board voted to consent to the Planning Board being Lead Agency. 
 

 Motion:  Paul Lahey 
Second:  Arthur Grace 
Vote:  7-0-0  

 
9. Lead Agency Request from the Town of Poughkeepsie Planning Board – Hudson Valley 

Credit Union - Arlington Branch, 842 & 836-840 Main Street, Grid ## 6161-08-930788-
0000, 6161-08-905797 and 6161-08-894787. Zoned Arlington Town Center – ATC. Site size: 
±0.87; ±0.50 and ±0.33 acres. The applicant proposes demolishing the existing restaurant 
building and constructing a credit union building in its place, and the installation of ITMs. 
 

The Board voted to consent to the Planning Board being Lead Agency. 
 

 Motion:  Paul Lahey 
Second:  Christine Soricelli 
Vote:  7-0-0 

 
The Board voted to adjourn the meeting at 7:11 p.m. 
 

Motion:   Paul Lahey   
Second:   Arthur Grace 
Vote:    7-0-0 

 
PRESENT      ABSENT  
Chair Lahey 
Member Capone 
Member Gates 
Member Grace 
Member Montanino 
Member Slomin 
Member Soricelli 
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State Environmental Quality Review 
NEGATIVE DECLARATION 

Notice of Determination of Non-Significance 
ADOPTED October 16, 2025 

 
This notice is issued pursuant to Part 617 of the implementing regulations pertaining to Article 8 (State 
Environmental Quality Review Act) of the Environmental Conservation Law. 
 
The TOWN OF POUGHKEEPSIE PLANNING BOARD, as lead agency, has determined that the proposed 
action described below will not have a significant adverse environmental impact and therefore a Draft 
Environmental Impact Statement will not be prepared.  
 
Name of Action: Manor Hill Community Project 
 
SEQR Status: Type 1 ■ 

Unlisted □ 
 
Coordinated SEQRA Review: ■ Yes  
 □ No 
 
Conditioned Negative Declaration: □ Yes 

■ No 
 
Location 
246 North Grand Avenue, Tax Parcel 6162-16-970397, 5.53 +/- acres  
Zoned R-20 (Residence Single-Family 20,000 SF) District. 
 
Description of Action 
The proposed action is for a proposed manufactured home community comprised of 14 lease lots on a vacant 5.53-
acre parcel, subject to Town Board rezoning to the R-MH (Residence, Mobile Home) District. Site primary road 
access is proposed from the existing Manor Hill Mobile Home Park at 179 Van Wagner Road, adjoining southeast 
of the site and in common ownership.  Secondary site access to the northwest on North Grand Avenue is proposed 
for gated, emergency access only.  The project proposes connection of sewer and water services to existing Town 
facilities, inclusive of a new Town sewer main.  Development for the 14 manufactured homes would include an 
internal private access road of about 1250 linear feet (LF) (0.62 acre), parking, stormwater facilities, screening area 
from adjoining properties (1.23 acres), open space (0.58 acre), and a recreation area (0.132 acre).  
 
The site is bordered on the north by the Dutchess County Rail Trail in public recreation use, on the south by single-
family residential properties zoned R-20 (Residence Single-Family 20,000 SF), and on the southeast by the existing 
Manor Hill Mobile Home Park zoned R-M (Residence, Multifamily).  The adjoining Manor Hill Mobile Home 
Park is in common ownership, and was connected by a private sewer line across the project site to Town sewer 
facilities in North Grand Avenue just prior to this application, due to the failure of the existing mobile home park’s 
septic system.  
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The site of 5.53 acres contains a wetland area totaling 0.91 acre, which was delineated slightly beyond the property 
lines to the north and south, and conveys drainage.  The project proposes 9214 SF (0.212 acre) wetland fill or 
disturbance, by the proposed access road with utilities and by stormwater facilities, both designed to minimize such 
disturbance.  The project proposes a wetland mitigation plan to enlarge onsite wetlands by 9328 SF (0.214 acre), in 
compliance with a Nationwide Permit #29 issued by the U.S. Army Corps of Engineers.   
 
The action is categorized as a Type I action for SEQRA review because the proposed project is contiguous to 
publicly owned and operated parkland or recreation area (the Dutchess County Rail Trail), and proposed 4.96 acres 
disturbance exceeds 25% of the threshold for physical alteration of 10 acres. 
 
Required Permits and Approvals 
 Town Planning Board: Site Plan, Special Use Permit and Aquatic Resource Permit approvals. 
 Town Board: Zoning Map Amendment, Acceptance of Sanitary Sewer Main Amended Offer of Dedication, 

Acceptance of stormwater and other easements and agreements.   
 Zoning Board of Appeals: Area Variances 
 Town Highway Department:  Highway Work Permit 
 Dutchess County Department of Behavioral and Community Health: Approval  
 NYS Department of Environmental Conservation (NYSDEC): State Pollutant Discharge Elimination 

System (SPDES) General Permit for Stormwater Discharges from Construction Activity; potential Wetland 
Permit 

 U.S. Army Corps of Engineers (USACE): Nationwide Permit #29 
 
Documents, Studies, Materials and Comments Reviewed and Considered by the Lead Agency 
A Planning Board site plan, special use permit (SUP) and aquatic resource permit application (revised 9/22/25) was 
submitted to the Town Planning Department for review; along with a Full Environmental Assessment (FEAF) Part 
1 (updated 9/18/25) and EAF Mapper Summary Report (dated 9/22/25); Site Plan set (revised 9/17/25); Stormwater 
Pollution Prevention Plan (SWPPP, revised through 8/14/25); Threatened and Endangered Species Report (revised 
2/22/2024); responses to reviewer comments and other correspondence on the project; comments of reviewing 
agencies, Town departments and consultants; numerous other documents of record; and comments of the public at a 
duly noticed public hearing.  
 
The application and FEAF were circulated to involved and interested agencies with the Planning Board’s 
declaration of intent to be lead agency on 11/20/2017, and again with amended application materials on 12/4/2019.  
The applicant appeared before the Planning Board on 11/16/2017, 11/21/2019, 6/17/2021, 4/18/2024, and 
10/16/2025.  Submittals for the meetings of 1/18/2018 and 6/18/2020 were reviewed but the applicant withdrew 
prior to appearing.   
 
The public hearing was opened at the 4/18/2024 Planning Board meeting, and adjourned through 10/16/2025, 
(inclusive of new notice for 10/16/2025), and further adjourned pending action by the Town Board and the Zoning 
Board of Appeals. 
 
Reasons Supporting This Determination: 

1. Land 
The total acreage involved in the proposed action is 5.53 +/- acres with 4.96 acres of proposed physical 
disturbance, inclusive of 0.21-acre disturbance for grading and connection of the proposed site access road 
to that of the adjoining Manor Hill Mobile Home Park, in common ownership.  Stormwater controls are 
proposed by drainage basins, bioretention areas, and other stormwater facilities.  Due to the fact that the 
proposed action will physically disturb greater than one acre of land, it is subject to coverage under a State 
Pollutant Discharge Elimination System (SPDES) General Permit, resulting in the need for the preparation 
of a project-specific Stormwater Pollution Prevent Plan (SWPPP). The proposed project will comply with 
all applicable standards of the NYS DEC SPDES General Permit for Stormwater Discharges from 
Construction Activity.  Additionally, the proposed action is subject to the applicable erosion and 
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sediment controls for construction.  These required measures are anticipated to mitigate land disturbance 
impacts.  There are no moderate to large-scale stormwater impacts anticipated as a result of this proposed 
action.  Therefore, no significant adverse environmental impacts are anticipated. 

 
2. Geologic Features 

There are no unique or unusual land forms within the project site (e.g., cliffs, dunes, minerals, fossils, 
caves).  Therefore, no significant adverse environmental impacts are anticipated. 

 
3. Surface Water 

A Town aquatic resource permit will address proposed impacts, avoidance and mitigation of Town aquatic 
resources, based upon compliance with a Nationwide Permit #29 issued by the U.S. Army Corps of 
Engineers.  Town aquatic resources of 0.91 acre were delineated by the applicant in accordance with U.S. 
Army Corps of Engineers permitting, consistent with Town aquatic resource permit regulations in Town 
Code Chapter 116, and reviewed by Town wetland consultant Aspen Environmental.  Aquatic resources 
less than 1.0 acre do not require a Town aquatic resource buffer area.  
 
Project layout was adjusted during review in consultation with the Town’s wetland consultant and U.S. 
Army Corps of Engineers to avoid and minimize impact to on-site wetlands, consistent with their relative 
ecological value and applicable regulations.  The project proposes 9214 SF (0.212 acre) wetland fill or 
disturbance for the access road with utilities and stormwater facilities, both designed to minimize such 
disturbance.  A wetland mitigation plan will enlarge onsite wetlands by 9328 SF (0.214 acre), in 
compliance with a Nationwide Permit #29 issued by the U.S. Army Corps of Engineers, for a net increase 
in wetland area of +0.002 acre.  The plans include applicable stormwater, erosion and sediment controls for 
construction.  Regarding the conveyance of drainage through the wetland to an existing outlet to the 
Dutchess County DPW Rail Trail, the proposed project will comply with all applicable standards of the 
NYS DEC SPDES General Permit for Stormwater Discharges from Construction Activity.  
 
The proposed plan demonstrates avoidance and minimization of wetland impact to the extent practicable 
and permittable. It provides compensatory mitigation in the form of wetland creation, for no net loss of 
wetlands.  Proposed connection to the Town sewer system, with consideration of owner’s previous 
replacement of the adjoining Manor Hill Mobile Home Park septic system located in close proximity to the 
site wetland with connection to the Town sewer system, is an environmental benefit.  Accordingly, the 
Town aquatic resource permit requirements are fulfilled. 
 
No State-regulated wetlands were identified in the project vicinity. NYS DEC issued a “Notice of No 
Jurisdiction” dated May 23, 2024, in response to application materials that NYS DEC received on May 5, 
2021, and resubmitted on March 19, 2024. In compliance with new NYS DEC regulations effective 
January 1, 2025, the applicant initiated a Jurisdictional Determination wetland assessment by the NYS 
DEC on August 11, 2025.  It is anticipated that proposed plans inclusive of wetland mitigation will be 
sufficient for the NYS DEC. Additional measures required by NYS DEC, if any, will be implemented.   
 
No other rivers, ponds or lakes will be affected.  Therefore, no significant adverse environmental impacts 
are anticipated.  
 

4. Groundwater 
The proposed action is not anticipated to result in new or additional use of groundwater, nor have the 
potential to introduce contaminants to ground water or an aquifer.  Therefore, no significant adverse 
environmental impacts are anticipated. 

 
5. Flooding 

The proposed action site is not located within the 100-year floodplain or 500-year floodplain. No 
significant adverse environmental impacts are anticipated. 
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6. Air 

The proposed action will not require a state-regulated air emission source. Therefore, no significant adverse 
environmental impacts associated to air are anticipated. 
 

7. Plants and Animals  
The submitted application materials and the Planning Board’s environmental consultant Aspen 
Environmental identified potential habitat for endangered bat and turtle species.  The project will permit 
proposed tree clearing to occur only between October 15 and March 31, in accordance with NYS DEC and 
US FWS guidance to avoid direct impacts at other times when the bats are not hibernating and may be 
present on the site.  The project will follow a proposed Blandings Turtle Education and Encounter Plan and 
will include a restrictive turtle barrier and monitoring per NYS DEC guidelines, to protect significant turtle 
species.  
 
No other significant habitat or species on the site were identified.  No significant adverse environmental 
impacts are anticipated. 
 

8. Agricultural Resources 
The proposed action is not located in or adjacent to an Agricultural District. Therefore, no significant 
adverse environmental impacts are anticipated. 
 

9. Aesthetic Resources 
The proposed land use, as proposed, is not obviously different from, or in sharp contrast to, current land use 
patterns between the proposed project and a scenic or aesthetic resource. A screening area inclusive of 
landscape plantings subject to Planning Board approval is proposed between project development and 
adjoining residential uses.  Therefore, no significant adverse environmental impacts are anticipated.  

 
10. Historic and Archeological Resources 

The proposed action is not anticipated to occur in or adjacent to a historic or archeological resource. No  
significant adverse environmental impacts are anticipated. 

 
11. Open Space and Recreation 

There is no anticipated loss of recreational opportunities or a reduction of an open space resource as 
designated in any adopted Town open space plan. The proposed project includes designated open space of 
0.58 acre, a recreation area of 0.132 acre, and will be responsible for payment of recreation fees for 
residential development in accordance with Town Code.  No concerns were identified for the adjoining 
Dutchess County Rail Trail.  Therefore, no significant adverse environmental impacts are anticipated. 
 

12. Critical Environmental Areas 
The proposed action is not located in or adjacent to a Critical Environmental Area (CEA). Therefore, no 
significant adverse environmental impacts are anticipated. 

 
13. Transportation 

The proposed action is not anticipated to result in a change to the existing transportation system.  Project 
access will be from Van Wagner Road through the existing Manor Hill Mobile Home Park, with gated 
emergency access only to North Grand Avenue due to limited sight distance.  No significant adverse 
environmental impacts are anticipated. 
 

14. Energy 
The proposed action will utilize the local energy grid, electric and gas. Therefore, no significant adverse 
environmental impacts are anticipated. 
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15. Noise, Odor, and Light 
The proposed action will not result in a permanent increase in noise. Construction-related noise is 
temporary and unavoidable, and must adhere to Town Code requirements. The proposed action will not 
result in outdoor odors.  Any proposed lighting will be subject to the Town Code lighting regulations. 
Therefore, no significant adverse environmental impacts are anticipated. 
 

16. Human Health 
The proposed action will not result in the potential for exposure to contamination. No significant adverse 
environmental impacts are anticipated. 

 
17. Consistency with Community Plans 

The proposed action is not inconsistent with any adopted land use plan. Proposed rezoning from the R-20 
to the R-MH District is consistent with adjoining mobile home park southeast of the site, provides 
screening and buffers for other adjoining residential uses consistent with R-MH District requirements, and 
is subject to Town Board review and approval.  Therefore, no significant adverse environmental impacts 
are anticipated. 

 
18. Consistency with Community Character 

The proposed action is not inconsistent with the existing community character.  Proposed manufactured 
homes on lease lots are not inconsistent with residential mobile home use to the southeast nor residential 
single-family lots to the southwest separated by proposed perimeter screening and landscaping.  Therefore, 
no significant adverse environmental impacts are anticipated. 
 

Other Potential Impacts 
In addition to the discussion of impacts in the sections above, the Lead Agency has also considered, and hereby 
issues a determination, concerning the following:   

1. The proposed action would not result in a substantial adverse change in existing air quality, ground water 
quality or quantity, or noise levels; a substantial increase in solid waste production; a substantial increase in 
potential for flooding, or leaching problems. 

2. The proposed action would not result in the impairment or the environmental characteristics of a Critical 
Environmental Area. 

3. The proposed action would not create a material conflict with the community’s current plans or goals as 
officially approved or adopted.   

4. The proposed activity would not impair the character or quality of important aesthetic resources. 
5. The proposed action would not result in a major change in the use of either the quantity or type of energy. 
6. The proposed action would not create a hazard to human health. 
7. The proposed activity would not result in a substantial change in the use, or intensity of use, of land 

devoted to agricultural, open space, or recreational use. 
8. The proposed action would not result in the creation of material demand for other actions that would result 

in one of the above consequences. 
9. The proposed action would not result in changes in two or more elements of the environment, no one of 

which has a significant impact on the environment, but when considered together result in a substantial 
adverse impact on the environment. 

10. When analyzed with two or more related actions, the proposed action would not have a significant impact 
on the environment and when considered cumulatively, would not meet one or more of the criteria under 6 
NYCRR 617.7. 
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For Further Information: Michael A. Welti, AICP, Director of Municipal Development 
Town of Poughkeepsie 
One Overocker Road 
Poughkeepsie, New York 12603 
Tele: 845-485-3657 

 
This negative declaration was authorized at a meeting by the Planning Board held on October 16, 2025. 
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January 27, 2026

Attn: Carl Whitehead, Chairman 
Town of Poughkeepsie Planning Board
1 Overocker Road
Poughkeepsie, NY 12603

Re: Manor Hill Community Project 
Site Plan & Special Use Permit Applications 
Tax ID #: 134689-6162-16-970397

Dear Chairman Whitehead and Members of the Planning Board:

Please find enclosed the following information regarding the above-mentioned project:

● Six (6) full size copies of the Site Plan, last revised January 23, 2026.

● Fourteen (14) 11”x17” copies of the Site Plan, last revised January 23, 2026.

● Fourteen (14) 11”x17” copies of a plan entitled “Gross Area Graphic,” last revised 
September 17, 2025

The information above has been revised in response to the most recent comments received from 
various departments, consultants and staff.  Line-by-line responses to each of the comments 
received are provided below.  

Comment Letter from Town of Poughkeepsie Planning Department, dated October 7, 2025

Project Review Comments:

1. Applicant is to address construction traffic, routing and parking to minimize typical 
temporary construction neighborhood effects and traffic hazards. A construction 
entrance is shown on C601 at the North Grand Avenue access only; previously it was 
shown for both ends of the site access road.

Response: The construction entrance connecting to the Van Wagner Road side of the 
project has been removed to eliminate construction traffic through the existing mobile 
home streets.
  

2. The Planning Board should determine if visitor and service parking are to be provided, 
and the quantity (if any).  Illicit roadside parking would obstruct emergency access.

LAWRENCE J. PAGGI, PE, PC Consulting Engineering Phone 845 897 2375
43 Broad Street Fax 845 897 2239
Fishkill, New York 12524 admin@paggiengineers.com



Response: Four visitor/service parking spaces are now provided near the open 
space/recreation area.  
 

3. Proposed open space and recreation area:  

a. Unless Planning Board indicates otherwise, the two areas (total 25,454 SF) of 
wetlands and adjacent area appear to be acceptable designations of “open 
space” to meet mobile home park zoning requirements, as discussed previously.  
The proposed “ recreation area” is outside of the wetland and mitigation areas.

Response: Comment Acknowledged.

b.  The Planning Board and applicant should discuss the proposed “ recreational 
area” of 5737 SF adjacent southeast of the wetlands, proposed in response to 
Town request to serve the proposed homes.  What amenities, if any, are to be 
provided?  Open grass, woods, a playing field, playground, dog park, fitness trail 
or sports court?  Are fencing, underdrains, storage or shelter structures 
warranted?  A boundary fence or plantings may be warranted to buffer nearby 
mobile homes on the adjoining site. Applicant will need to show that any 
recreation facilities proposed do not conflict with nearby wetland areas nor deed 
restricted areas (not yet shown). 

Response: The recreation area includes park benches, grill areas and gazebo.  
These are indicated on the plans.   

4. Does the Planning Board agree with the applicant that road lighting is unnecessary and 
will be provided by future residential unit fixtures?  Staff recommend a minimum of site 
area lighting for the North Grand Avenue entrance area likely for school bus pickup ( 
applicant should consult the school district), and along the proposed access drive near 
the proposed recreation area and remote road connection to the Manor Hill Mobile 
Home Park.

Response: Street lighting is now proposed at three locations along the proposed roadway, 
specifically at the potential school bus pickup location at north grand, at the recreation 
area & mailbox location, and at the fire hydrant location to the west of the proposed 
mobile home locations.  Locations & photometrics are shown on C401 and a detail for 
the proposed fixture is provided on Sheet C703.
  

5. Applicant is to further address snow plowing, timing, and potential storage areas, 
sufficient to ensure emergency access and to avoid encroachment on wetlands or deed 
restricted areas.  Adequate storage areas appear readily available to serve the road of 
+1250 linear feet, located on-site, adjacent to the new connector road to Manor Hill 
Mobile Home Park, and/or with existing mobile home park snow storage (in common 
ownership or by easement). Response to previous comment is noted, indicating that no 
snow storage is proposed and owner shall plow and remove snow from the site.



Response: Removing plowed snow from the site remains the proposed plan. If the 
planning board determines that snow storage on site is required, the applicant is amenable 
to indicating such.  

6. For the proposed mailbox structure per §210-83(C)(4), consider roadway widening (e.g., 
at least to 26’ as provided near hydrants). 

Response: The roadway has been widened to 26-ft at the proposed mailbox structure.

7. For Sheet T101 zoning data under §210-83(B)(1), calculation of mobile home park 
capacity (density), each of the required gross area exclusions (access roads, recreation, 
service facilities, and screen planting), are to be quantified, and corresponding areas 
labeled and delineated on C101 Site Plan. 

Response: Calculation of the mobile home park density shown on T101 now includes 
quantities for the required areas. These quantities are also shown on the gross area detail 
(sheet GA) along with a plan showing delineation & labeling of these areas. C101 does 
not include these delineations to avoid clutter and confusion on the site plan, however 
they can be added if determined to be required.

8. Sheet C101 Easement Notes are to be revised as needed to reference any required 
amendments or new agreements for the reiterated sanitary sewer offer of cession and 
easement, and/or for the new water meter pit.

Response: Additional notes shall be added to the plans to reflect all required easements 
and agreements.  An offer of cession for the sewer main was executed as part of the 
sewer tenancy agreement established for the adjacent mobile home park.  It is our 
understanding that the Town may require modifications to the existing offer relative to 
ongoing maintenance and repairs, which the Applicant takes no exception to.  

9. Regarding Sheet T101 Zoning data:  

a. With identification of all required variances, please list the date of ZBA approval 
when available.  

Response: The date of ZBA approval of the required variance is now provided on 
sheet T101.

b. In the Bulk Table, review and correct as needed the proposed minimum 
development lot line, rear and front yard setbacks.  Many appear inconsistent 
with the graphic site plan. 

Response: The bulk table has been updated to reflect any inconsistencies with the 
graphic site plan.



c. Reconcile the slightly different open space SF area on Sheet T101 Zoning data vs. 
Sheet C101 Site Plan.

Response: The discrepancy of the open space area has been reconciled

10. Additional information items:

a. Provide a graphic scale on all plan views.

Response: Graphic scales provided for all plan views.

b. On the Title Sheet list of Site Plan set drawings, please correct Sheet C201 title to 
match the Sheet.  

Response: The title of sheet C201 shown on T101 has been corrected

c. On Sheet S101, correct seasonal tree removal restriction note to “…April 1 to 
October 15,” consistent with the note as revised on other sheets. 

Response: The tree removal dates on Sheet S101 has been corrected.

d. On Sheet C101 Site Plan, correct call-outs for home sizes:  They indicate 
proposed homes of 28’ x48’ or 28’ x68’, where the Champion Homes product 
booklet indicates homes of 26’ 8” width only, and lengths up to 60’.  For the 
smallest Lot #9, the building envelope limits the unit length to 48’, not the 
optional 68’ model listed. 

Response: The future mobile home sizes have been updated to reflect those 
available in the Champion Homes product booklet.

e. Detail the emergency access gate, and reference it on the Site Plan.

Response: A reference to the emergency access gate is shown on the siteplan. A 
detail will be provided once the preferred design is coordinated with the fire 
department.

f. Plans are all to be stamped and signed by their licensed professional preparer.

Response: A licensed PE stamp & Signature will be provided prior to final 
signature.

11. The Planning Board may consider the Champion Homes product sheets submitted, and 
advise applicant if they will be sufficient or if additional architectural 
elevations/renderings will be required for future architectural review.

Response: Comment acknowledged.



Town Planning Department Decision Letter, Dated 10/17/2025 (revised)

15. Comments of the Planning Board meeting, including but not limited to the following:
a. Address Board discussion of neighbor’s request for fencing for adjoining 

residential lot to discourage trespass.  

Response: A 6-ft-high privacy fence is now proposed along the N/F Matthew 
Soper property line abutting the proposed home sites.

b. Planning Board members requested a playground for the recreation area.  

Response: The recreation area includes park benches, grill areas and gazebo.  
These are now indicated on the plans.   

c. Street lights are to be shown on the next plan submittal.  

Response: Street lighting is now proposed at three locations along the proposed 
roadway, specifically at the potential school bus pickup location at north grand, at 
the recreation area & mailbox location, and at the fire hydrant location to the west 
of the proposed mobile home locations.  Locations & photometrics are shown on 
C401 and a detail for the proposed fixture is provided on Sheet C703

d. Address visitor parking.  

Response: Four (4) visitor/service parking spaces are now provided near the 
recreation area. 

e. Address snow removal on the plan.  

Response: Removing plowed snow from the site remains the preferred option. If 
the planning board determines that snow storage on site is required, the applicant 
is amenable to indicating such.  

f. Address timing or limits for construction entrance use on North Grand Avenue to 
avoid residential use.  

Response: It is the Applicant’s intent to utilize the North Grand Avenue access 
point during construction of the new mobile home park area. Throughout the 
construction period, the site—including the North Grand Avenue access—will be 
restricted to construction-related traffic only, with no residential access permitted. 
Upon completion of construction, the North Grand Avenue access will be secured 
with a gate to permanently restrict residential access.



Town Department, Consultant and Fire District Comments

Engineering – Andy Learn 10/07/2025
1. Response to previous comment No. 1 is noted, comment remains.  A stormwater 

maintenance agreement and access easement will be required prior to site plan approval. 

Response: Comment acknowledged.

2. Response to previous comment No. 2 is noted, comment remains. As previously noted, a 
legal agreement should be provided to prevent future development of the proposed open 
space and wetland mitigation areas. 

Response: Comment acknowledged.

Water: 

3. Response to previous comment No. 6 is noted.  Comment remains. As previously noted, 
DCDBCH approval of the proposed water supply improvements is required.  

Response: Comment acknowledged.

4. Please confirm that the proposed 6” water main will provide adequate fire flow to the 
proposed hydrants. 

Response:  Engineering calculations will be provided to demonstrate the adequacy of the 
6-inch water line.  

Sewer: 

5. Response to previous comment No. 7 is noted. The Town has agreed in concept to accept 
dedication of the existing sewer main as part of the agreement with the developer to 
assist with the upgrade of the North Grand Pump Station. The signed offer of dedication 
referenced in the response letter should be submitted for review by the Town Attorney 
and this office. 

Response: Comment acknowledged.  An executed copy of the Offer shall be provided.   

SWPPP: 

6. The County DPW has raised concerns regarding the concentrated discharge of 
stormwater toward the Rail Trail property. The DPW has indicated that they will review 
the SWPPP and provide their own comments. At this time our comments on the SWPPP 
have been addressed. It should be noted that there is an existing pipe discharge from the 
project site toward the rail trail and the proposed stormwater discharge from the site is 
in the same location.



Response: The County DPW has since completed their review and indicated that they 
have no further comments.  It is our understanding that the Town was copied on this 
correspondence.  

Water Department – Tom Colgan 10/06/2025

1. The utility plan looks fine. Water details are good except for one small note. Detail (3) on 
the water service connection shows the water service shaped like a complete loop. The 
service simply needs to follow and stay above the main before doubling back and then 
heading toward the residence. The radius of the bend is tighter and the copper looks like 
a compressed "question mark".

Response: Comment acknowledged. The water service connection with the main will be 
updated once a detail of the preferred connection can be coordinated with the water 
department.

Building Department – Bruce Flower 10/03/2025

1. No comment

Fire District AFD – Chris Mills 10/02/2025

1. What is the address of the proposed new site going to be? The existing Manor Hill MH 
Community has an address on Van Wagner Rd. The new parcel has an address on North 
Grand Ave, which would be confusing to responders. The Van Wagner side will be the 
main entrance, and the property should have an address that reflects that. Existing lot 
numbers should be continued in the new proposed area.

Response: Comment acknowledged. The Applicant takes no exception to the new 
addresses taking on the Van Wagner naming convention.  It is our understanding that 
address designation is ultimately determined by Dutchess County 911.  We are happy to 
continue coordination with the Town and County to ensure that the desired addressing is 
achieved.  

Highway Department – Mike Simon 09/23/2025

1. No comment

Sewer Department – Jim Bynon 09/23/2025

1. No comment

Zoning Department – Kristina Granieri 09/23/2025

1. No comment



Highway Department – Mike Simon 09/23/2025

1. No comment

JMC Consultants Comment Letter, dated 10/07/2025

1. The applicant has modified the proposed access for the project to limit the North Grand 
Avenue access to emergency access only.  Our office has no objection to this 
modification. 

Response: Comment acknowledged.

2. Alternate roadway surface material is recommended for the area of the roadway which is 
proposed as emergency access only.  Mountable curbing should be considered at the 
extends of the emergency access area to discourage typical passenger vehicles from 
utilizing the section of roadway. 

Response: Comment acknowledged.  The Applicant is amenable to these modifications if 
determined to be required.  

3. Signage should be considered visible from North Grand Avenue as well as internal to the 
site to notify motorists of the restricted roadway access. 

Response: Comment acknowledged.  Additional signage can be provided if determined to 
be required.  

4. The applicant has noted that the proposed site grading has been revised to provide 
balanced earthwork which reduces the volume of construction traffic to and from the 
property.  The construction entrance should be located from the existing mobile home 
property (plan east) with no construction access along North Grand Avenue due to the 
limited sight distance. 

Response: Prior to designating the North Grand Avenue driveway as emergency access 
only, a sight distance analysis was reviewed and commented on by the Town’s 
engineering consultant (CPL), and a site visit was held on February 23, 2024 with the 
Town Engineer and the Highway Superintendent, where it was determined that adequate 
sight distance was provided at the proposed driveway location, and that a sight distance 
easement from the N/F Cevallos property would not be required.  Restricting access at 
this location during construction and requiring all construction vehicles to access via the 
existing mobile home park does not appear to be warranted, or advisable.  However, if 
the Planning Board determines that such restriction is required, the plans will be revised 
to reflect this.  

5. A stop sign and stop bar is recommended on the existing driveway at its intersection with 
Van Wagner Road. 



Response: Comment acknowledged.  Additional signage can be provided if determined to 
be required.  

6. “No Parking Anytime” signs are proposed as shown on Drawing C101. These signs 
should be angled to comply with MUTCD Section 2B.54.

Response: A note referencing this requirement shall be added to the plans.  

Dutchess County Dept. of Planning & Development Letter, dated 10/09/2025 - Dylan Tuttle

1. Per Dutchess County Department of Public Works staff, the proposed drainage plan may 
have an adverse impact on the Dutchess County Rail Trail property, and a detailed 
review of the project’s SWPPP by DPW staff is necessary. We recommend that the Board 
not act on this project until that review is complete and the project’s drainage has 
DPW’s endorsement.  For the reasons stated above, we recommend the Board condition 
its approval on a drainage plan that does not adversely affect the Dutchess County Rail 
Trail property, as determined by the Dutchess County Department of Public Works.

Response: The County DPW has since completed their review and indicated that they 
have no further comments.  It is our understanding that the Town was copied on this 
correspondence.  

Aspen Environmental letter to Eric Hollman, Dated 10/06/2025 – Karoll Knapp

1. Site development will involve tree removal.  As per NYSDEC recommendations, and 
ACOE Nationwide permit conditions, tree removal must occur between 10/ 15 and 3/ 31, 
during the typical hibernation season for locally present protected bat species. 

Response: Comment acknowledged, the plans specify that tree removal must occur 
between 10/15 & 3/31.  As part of this submission, the Applicant will be requesting 
permission from the Board to fell trees on the subject property prior to the March 31 
deadline.  

2. An Army Corps of Engineers Nationwide Permit for fill in the wetlands has been issued, 
with an expiration date of March 14, 2026.  However, the permittee has an additional 12 
months if the proposed activity has commenced or is under contract to commence before 
the expiration date.  Note that this is not a permit for the entire Manor Hill Community 
project, rather the approved wetland mitigation, which is to be completed before the 
wetland fill work may commence.  

Response: Comment acknowledged.

Aspen Environmental letter to Carl Whitehead, Dated 10/06/2025 – Karoll Knapp

1. My only question at this time is with regard to Blanding’ s turtle protection. A NYSDEC 
letter dated 5/ 23/ 24 indicates that the project must follow the Education and Encounter 



plan submitted to the agency on March 19, 2024. (The plan appears to be included in the 
revised Threatened and Endangered Species Habitat Suitability Assessment Report, last 
dated 2/ 22/ 24 and submitted to the Town In April of 2024.)  In its letter, NYSDEC makes 
no mention of a restrictive barrier or monitor.  However, the referenced Education and 
Encounter plan indicates that site personnel will be trained by a license monitor and 
references a turtle exclusion fence.  Accordingly, use of a restrictive turtle barrier and 
monitor, as per NYSDEC guidelines, should be included on the plans.  As the issue of 
Blanding’ s turtle protection has been addressed, a commitment to comply with the 
recommendations of NYSDEC should be sufficient to satisfy the Board with regard to 
SEQR.  However, final plan approval must include details of the necessary protection 
mechanisms.

Response: The revised plans indicate proposed locations for bladings turtle protection 
fence on Sheet C601.  Construction details and notes describing required schedule & 
turtle monitor requirements are provided on Sheet C703. 

2. Finally, as previously suggested, Aspen strongly recommends a site meeting with the 
applicant/ engineer to discuss mitigation area details, timing restrictions and Blanding’ s 
turtle protection prior to project commencement.

Response: Comment acknowledged. The Applicant takes no exception to this request. 

Dutchess County Department of Behavioral and Community Health Review

It is acknowledged that DCDBCH review and approval is required for the proposed water and 
sewer utilities. It is requested that demonstration of this approval be made a condition of final 
site plan approval.  

Dutchess County Department of Public Works, Dated 9/23/25

The Dutchess County indicated that they have no further comments via email on 10/14/2025.  It 
is our understanding that the Town was copied on this correspondence.  

NYS Department of Environmental Conservation, Dated 5/23/24

The 5/23/24 Notice of No Jurisdiction issued by the NYSDEC indicated that wetland permitting 
and an individual Water Quality Certification from the NYSDEC was not required.  The memo 
also indicated that relative to endangered and threatened species, the NYSDEC has determined 
that the proposed activity is not likely to result in the incidental take of Blanding’s turtles 
(Emydoidea blandingii), and therefore an Article 11, Title 5 permit is not required for this project 
as long as the Education and Encounter plan that was submitted on March 19, 2024, is 
followed.  The referenced education and encounter plan has been included in prior submissions 
to the Town and is incorporated into the project documents.  Due to the changes to the NYSDEC 
Freshwater Wetlands regulations enacted in 2025, a request for an updated Jurisdictional 
Determination (JD) was submitted to the NYSDEC by the Applicant.  A letter of positive 



jurisdiction was subsequently received from the NYSDEC on 11/10/2025, identifying the 
existing wetland as “Class II: it is located in an area identified as a Disadvantaged Community as 
defined in the Climate Leadership and Community Protection Act”.  In response to the most 
recent JD, the Applicant is in the process of obtaining an Article 24 permit from the NYSDEC 
for the proposed wetlands disturbance associated with the new private road.  It is requested that 
demonstration of this permit be made a condition of final site plan approval.  

The Applicant requests that the Board place this project on the February 19th meeting agenda 
for discussion and further consideration of the above.  

Please do not hesitate to contact me if you have any questions or concerns.

Sincerely,

Christian Paggi, P.E.
Principal

Enclosures
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