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NOTICE IS HEREBY GIVEN that the Town Board Meeting will be 
held on Tuesday, September 26, 2023 at 7:30pm, which will be preceded by a 
Work Session at 6:00pm and an Executive Session at 5:30pm, or as soon 
thereafter, in-person at New Castle Town Hall, 200 South Greeley Avenue, 
Chappaqua, New York, and via videoconference and teleconference. 
Information concerning in-person meeting attendance and applicable COVID-19 
regulations will be available on the Town website at www.mynewcastle.org. 

 
PLEASE TAKE FURTHER NOTICE that the public can attend the 

meeting or watch the live meeting on YouTube at www.youtube.com/c/nccmc, or 
through the Zoom App. Comments can be sent in advance of the meeting or 
during the meeting to publiccomment@mynewcastle.org. To the extent one does 
not have access to the internet and is unable to attend the meeting in-person, 
comments can also be made by no later than 4:00pm of the day of the meeting to 
the Town Clerk at (914) 238-4772. 

INSTRUCTIONS TO ACCESS MEETING VIRTUALLY: If you 
have a computer, tablet or smartphone, you can register, log in and see the video 
and hear the audio of the live session.   

We will also have a dial-in number for you to call if you don’t have a computer, 
or have problems with your computer’s audio: 
Access by phone: +1 646 518 9805  
Enter Webinar ID: 849 5192 2690 Followed by # 
(to raise digital hand to speak, dial *9, to unmute the microphone, dial *6) 
 
Make sure to register in advance for this webinar: 
https://us02web.zoom.us/webinar/register/WN_dEx80Jt4TSaPxYVrDJlMyA#/re
gistration  
 

1. You will need to provide your name and email address when registering 
so we can send a confirmation email to you containing the web address 
and phone number for joining the webinar. 

2. On Tuesday evening, log in with your computer and if 
needed, your telephone. You’ll be placed on hold until the 
meeting starts.   

http://www.mynewcastle.org/
http://www.youtube.com/c/nccmc
mailto:publiccomment@mynewcastle.org
https://us02web.zoom.us/webinar/register/WN_dEx80Jt4TSaPxYVrDJlMyA#/registration
https://us02web.zoom.us/webinar/register/WN_dEx80Jt4TSaPxYVrDJlMyA#/registration
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TOWN BOARD 
MEETING AGENDA 

TUESDAY, SEPTEMBER 26, 2023 
 

5:30 P.M. EXECUTIVE SESSION 
 (PERSONNEL, CONTRACTS AND ADVICE OF COUNSEL) 

 
6:00 P.M. JOINT MEETING WITH CCSD  

 
7:00 P.M. WORK SESSION  

 
Topic: NG – Zero Legislation (50 North Greeley) Environmental Determination and Draft Resolutions  
Description: Discussion  
 
Topic: Resolution Declaring Indigenous Peoples’ Day 
Description: Discussion 
 
Administrative Items:  

• Payment of Claims – Checks Dated September 27, 2023  
• Authorization to Purchase Fire Alarm Components, and Engineering and Start-up Services from 

ARCO Protection Services, Inc. 
• Authorization to Accept Proposal for Annual Holiday Lights 
• Authorization to Use Town Property – Drive Electric Westchester (revised)  

 
Adjournment 

 
7:30 P.M. TOWN BOARD MEETING 

 
I. Call to Order   

a. Announcements  
b. Supervisor’s Report 
c. Community Corner 
d. Town Administrator’s Report  

 
II. Public Comment/New Business 

Public comment can be sent in advance to publiccomment@mynewcastle.org or please utilize 
the chat function on the remote access during the meeting.  

 
III. Consent Agenda Items 

All matters listed under Consent Agenda are considered to be routine and will be enacted by one 
motion. Should a Council Member wish an alternative action from the proposed 
recommendation, the Council Member shall request that this matter be moved to the appropriate 
section at this time.  

• Payment of Claims – Checks Dated September 27, 2023  
• Adoption of Monthly Reports – August 2023 
• Adoption of Minutes – August 2023  

mailto:publiccomment@mynewcastle.org
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• Authorization to Purchase Fire Alarm Components, and Engineering and Start-up Services 
from ARCO Protection Services, Inc. 

• Authorization to Accept Proposal for Annual Holiday Lights 
• Authorization to Use Town Property – Drive Electric Westchester (revised)  

 
IV. Proposed Actions 

1. Authorization to Hire – Police  
2. Authorization to Promote – DPW  
3. Authorization to Post and Hire (2) – DPW  
4. Authorization to Accept Resignation – CREI  
5. Authorization to Appoint – CREI  
6. Authorization to Appoint (2) – SAB  
7. Authorization to Retain Bleakley Platt as Interim Counsel for New Town Matters 
8. Resolution Declaring Indigenous Peoples’ Day 

 
V. Adjournment 

 

 

 

  



AGENDA 

Joint Meeting New Castle Town Board and Chappaqua Board of Education 

September 26, 2023 at 6 pm 

New Castle Town Hall- Conference Rooms A & B 

 

 

1. Introductions 
2. Discussion of the Electronic Sign IMA 
3. Discussion of the Proposed Chapline 

o Identification of security concerns  
o Proposed route 

4. Field and Facility Usage Fees 
o Camps use of buildings 
o Athletic groups use of fields 

5. Future Budget/Staffing- SRO needs 
6. School incidents 

o Clarification of current policy regarding school incidents 
o Individual school vs. entire district vs community at large 
o Potential expansion of parameters for town-wide communication 

7. Student Parking 
8. Schedule of additional meetings 
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TOWN OF NEW CASTLE 1

State Environmental Quality Review Act 2
NEGATIVE DECLARATION 3

Determination of Non-Significance 4

NG-ZERO SPECIAL PERMIT LEGISLATION 5
50 NORTH GREELEY AVENUE CONCEPT PLANS 6

  7
 8

This Determination is issued pursuant to the State Environmental Quality Review Act, Article 8 9
of the Environmental Conservation Law of the State of New York (“SEQRA”), and its 10
implementing regulations, 6 NYCRR Part 617.  The Town Board of the Town of New Castle (the 11
“Town Board”), in its capacity as Lead Agency under SEQRA, hereby determines that the 12
proposed action described below will not have a significant environmental impact and a Draft 13
Environmental Impact Statement will not be prepared or required.   14

SEQRA Type: Unlisted action. 15
 16
Description of Proposed Action: By letter dated September 20, 2022, FFLP Holding, 50 North 17
Greeley LLC (the “Applicant”), as owner of the real property located at 50 North Greeley Avenue 18
(the “Project Site” or “Property”), submitted a zoning change petition and supporting 19
documentation to the Town Board proposing the amendment of the Town Zoning Code (the 20
“Proposed Action”) to facilitate the redevelopment of the Property (the “Project”).  Specifically, 21
the Applicant proposed adding a new provision to Town Code §60-430.O that would establish a 22
new special permit for a mixed-use, residential building (the “Building”) that would significantly 23
exceed current energy efficiency standards and serve as a model for sustainable development.  This 24
new special use permit would be known as the “NG-Zero Special Permit.” 25

Along with its zoning change petition, the Applicant also submitted proposed concept plans (the 26
“Concept Plans”) to demonstrate how the Project would revitalize and activate the street on North 27
Greeley Avenue with restaurant and retail uses and outdoor amenities, such as public spaces and 28
seating.  The Concept Plans enabled the Town Board to assess how the proposed Building would 29
contribute to the visual character and qualities of the surrounding neighborhood in terms of its 30
massing, height, articulation, and impacts upon viewsheds, and it served an integral role in shaping 31
the findings herein.  A copy of the Concept Plans, as revised, are annexed hereto. 32
 33
As currently proposed by the Applicant, the Building would have 50 residential dwelling units; 34
approximately 3,145 square feet of restaurant use; 3,270 square feet of retail use; 2,750 square feet 35
of lobby and amenity space; 4,975 square feet of public space; 52 on-site parking spaces and one 36
loading space.  Two parking spaces would be reserved for a car-sharing service, and the remaining 37
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50 spaces would be dedicated to the residential units (one parking space per unit).  The residential 1
units would be rental units and consist of 24 two-bedroom units; 18 one-bedroom units; and eight 2
(8) studio apartments.   3
 4
The Applicant also proposes that six (6) dwelling units (12% of the 50-unit total) would qualify as 5
affordable Affirmatively Furthering Fair Housing (“AFFH”) units.1  An additional four (4) 6
dwelling units would qualify as Workforce Housing units within the meaning of Town Code § 60-7
210.  Thus, a total of ten (10) dwelling units (20% of the 50-unit total) would be affordable to 8
households with a range of income levels that would generally fall below the area median income 9
for Westchester County. 10

The legislation under consideration as the Proposed Action is intended to facilitate the 11
redevelopment of the Project Site pursuant to the Concept Plans.  No other properties in the Town 12
of New Castle will be eligible for a NG-Zero Special Permit.  The legislation contains provisions 13
that are tailored to reflect the essential features, characteristics, exterior dimensions, and 14
articulation of the proposed Building and site layout, as depicted in the Concept Plans.   15
 16
The proposed Building would be a high-performance (net zero carbon emissions), 4-story structure 17
constructed primarily of a mass timber framing system, utilizing elements such as flue-laminated 18
timber (GLT), laminated veneer lumber (LVL), and cross-laminated timber (CLT).  These 19
products are industrially produced, prefabricated, large-scale timber elements. The proposed 20
Building will leverage the structural capacity and assembly efficiencies of CLT panels, in tandem 21
with GLT and LVL frame elements.  The façade of the proposed Building will utilize a number of 22
environmentally conscious materials, such as composite paper panels, thermally modified wood 23
siding, upcycled and bio-based masonry cladding.  24
 25
The proposed Building will be 100% electric, with no gas or fossil-fuel fired equipment or 26
appliances (except for emergency standby power). Other energy saving and energy-generating 27
strategies necessary to meet the operational emissions and net zero carbon requirements of the NG-28
Zero Special Permit will be incorporated into the project. The efficacy of the specific systems that 29
the Applicant will incorporate will be vetted and confirmed during site plan review and the energy 30
modeling processes described in the NG-Zero legislation.  31
 32
It is notable that any alternative development plan submitted pursuant to the NC-Zero Special Permit 33
legislation would also be required to be high-performance (net zero carbon emissions) development 34
project that meets all other environmental standards in the NG-Zero Special Permit legislation as 35
determined by the Town Board. 36
 37
Location: The 0.83 Acre property at 50 North Greeley Avenue, Chappaqua, NY 10514 (Tax Map 38
Parcel No. 100.11-2-1), is the former site of a Rite Aid Pharmacy.  The Property is abutted to the 39
west by the Metro-North Harlem Line railroad tracks.  To the south, the Property is abutted by a 40

                     
1 See Town Code § 60-220. The NG-Zero Special Permit legislation requires a minimum of 

___ %  affordable units and ___% of workforce housing. 
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commercial building with professional and food-service tenants.  To the east, the Property is 1
abutted by North Greeley Avenue and various mixed-use, one, two and three-story buildings with 2
retail uses and residential occupants, and to the north, by a vacant property.   3
 4
Project History: The Town Board received and reviewed a Full Environmental Assessment Form 5
in connection with the Proposed Action, together with a panoply of other materials and reports 6
prepared by the Applicant’s professional consultants.  These materials included the following: 7

• Letter from FFLP Holding 50 North Greeley LLC (by Don Feinberg), dated 8
November 22, 2021; 9

• Presentation to the New Castle Town Board, prepared by Gray Organschi 10
Architecture, dated June 22, 2022; 11

• Letter from Philip E. Karmel, Esq. of Bryan, Cave Leighton, Paisner LLP, dated 12
September 20, 2022; 13

• Special Use Permit Application received September 20, 2022; 14

• Full Environmental Assessment Form Part 1, dated September 16, 2022; 15

• Proposed B-RP Special Permit legislation, dated September 19, 2022 ; 16

• Plan titled “Cover (G0.00)” prepared by Gray Organschi Architecture, dated 17
September 20, 2022;  18

• Plan titled “Site Survey (G0.01)” prepared by Gray Organschi Architecture, dated 19
September 20, 2022;  20

• Plan titled “Level 1 Plan (A1.00)” prepared by Gray Organschi Architecture, dated 21
September 20, 2022;  22

• Plan titled “Level 2 Plan (A1.01)” prepared by Gray Organschi Architecture, dated 23
September 20, 2022;  24

• Plan titled “Level 3 Plan (A1.02)” prepared by Gray Organschi Architecture, dated 25
September 20, 2022;  26

• Plan titled “Level 4 Plan (A1.03)” prepared by Gray Organschi Architecture, dated 27
September 20, 2022;  28

• Plan titled “Elevations (A2.00)” prepared by Gray Organschi Architecture, dated 29
September 20, 2022;  30

• Plan titled “Shadow Study (A3.00)” prepared by Gray Organschi Architecture, dated 31
September 20, 2022;  32

• Plan titled “Cover Sheet (CS001) prepared by Langan Engineering and Environmental 33
Services, Inc., dated September 20, 2022; 34
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• Plan titled “Existing Conditions & Site Removal Plan (CD101) prepared by Langan 1
Engineering and Environmental Services, Inc., dated September 20, 2022; 2

• Plan titled “Site Layout and Utility Plan (CS101) prepared by Langan Engineering 3
and Environmental Services, Inc., dated September 20, 2022; 4

• Plan titled “Grading and Drainage Plan (GC101) prepared by Langan Engineering and 5
Environmental Services, Inc., dated September 20, 2022; 6

• Plan titled “Erosion & Sediment Control Plan (CE101) prepared by Langan 7
Engineering and Environmental Services, Inc., dated September 20, 2022; 8

• Plan titled “Details (CS501) prepared by Langan Engineering and Environmental 9
Services, Inc., dated September 20, 2022; 10

• Plan titled “Zoning Data/Building Code Data” prepared by Gray Organschi 11
Architecture, dated September 19, 2022;  12

• Presentation slide “Downtown Chappaqua” prepared by Gray Organschi 13
Architecture, dated November 9, 2022; 14

• Presentation slide “Site Strategy” prepared by Gray Organschi Architecture, dated 15
November 9, 2022; 16

• Presentation slide “Existing Conditions” prepared by Gray Organschi Architecture, 17
dated November 9, 2022; 18

• Presentation slide “Level 1” prepared by Gray Organschi Architecture, dated 19
November 9, 2022; 20

• Presentation slide “Level 2-4 Typical Multifamily” prepared by Gray Organschi 21
Architecture, dated November 9, 2022; 22

• Presentation slide “Roof Plan” prepared by Gray Organschi Architecture, dated 23
November 9, 2022; 24

• Presentation slide “Section Through North Greeley Proposed” prepared by Gray 25
Organschi Architecture, dated November 9, 2022; 26

• Presentation slide “North Greeley Elevation Proposed” prepared by Gray Organschi 27
Architecture, dated November 9, 2022; 28

• Presentation slide “Section Through North Greeley Proposed (Close-up)” prepared by 29
Gray Organschi Architecture, dated November 9, 2022; 30

• Presentation slide “Façade Material Palette Proposed” prepared by Gray Organschi 31
Architecture, dated November 9, 2022; 32

• Presentation slide “Mass Timber Construction (Acme Timber Lofts)” prepared by 33
Gray Organschi Architecture, dated November 9, 2022; 34
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• Presentation slide “Mass Timber Construction (Acme Timber Lofts)” prepared by 1
Gray Organschi Architecture, dated November 9, 2022; 2

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 3
Organschi Architecture, dated November 9, 2022; 4

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 5
Organschi Architecture, dated November 9, 2022; 6

• Presentation slide “Proposed Building (View from North Greeley)” prepared by Gray 7
Organschi Architecture, dated November 9, 2022; 8

• Presentation slide “Proposed Building (View of Ground Level Cafe)” prepared by 9
Gray Organschi Architecture, dated November 9, 2022; 10

• Presentation slide “Proposed Building (View from an Elevated Court Yard)” prepared 11
by Gray Organschi Architecture, dated November 9, 2022; 12

• Presentation slide “Proposed Building (View from the Southeast)” prepared by Gray 13
Organschi Architecture, dated November 9, 2022; 14

• Presentation slide “South Aerial View (Existing)” prepared by Gray Organschi 15
Architecture, dated November 9, 2022; 16

• Presentation slide “South Aerial View (Proposed)” prepared by Gray Organschi 17
Architecture, dated November 9, 2022; 18

• Presentation slide titled “Zoning Data/Building Code Data” prepared by Gray 19
Organschi Architecture, dated November 9, 2022;  20

• Document titled “Assessment of Potential Project Impacts” dated November 23, 21
2022; 22

• Video depicting augmented reality model, dated May 9, 2023; 23

• Presentation slide “Downtown Chappaqua” prepared by Gray Organschi 24
Architecture, dated May 9, 2023; 25

• Presentation slide “Existing Conditions” prepared by Gray Organschi Architecture, 26
dated May 9, 2023; 27

• Presentation slide “Level 1” prepared by Gray Organschi Architecture, dated May 9, 28
2023; 29

• Presentation slide “Level 2-4 Typical Multifamily” prepared by Gray Organschi 30
Architecture, dated May 9, 2023; 31

• Presentation slide “Roof Plan” prepared by Gray Organschi Architecture, dated 32
November 9, 2022; 33
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• Presentation slide “South Aerial View (Existing)” prepared by Gray Organschi 1
Architecture, dated May 9, 2023; 2

• Presentation slide “South Aerial View (Proposed)” prepared by Gray Organschi 3
Architecture, dated May 9, 2023; 4

• Presentation slide “North Aerial View (Existing)” prepared by Gray Organschi 5
Architecture, dated May 9, 2023; 6

• Presentation slide “North Aerial View (Proposed)” prepared by Gray Organschi 7
Architecture, dated May 9, 2023; 8

• Presentation slide “Height Analysis (Downtown Chappaqua)” prepared by Gray 9
Organschi Architecture, dated May 9, 2023; 10

• Presentation slide “Height Analysis (+55’ From 50 NG Grade)” prepared by Gray 11
Organschi Architecture, dated May 9, 2023; 12

• Presentation slide “Height Analysis (+50’ From 50 NG Grade)” prepared by Gray 13
Organschi Architecture, dated May 9, 2023; 14

• Presentation slide “Height Analysis (+45’ From 50 NG Grade)” prepared by Gray 15
Organschi Architecture, dated May 9, 2023; 16

• Presentation slide “North Greeley Elevation (Proposed)” prepared by Gray Organschi 17
Architecture, dated May 9, 2023; 18

• Presentation slide “North Greeley Elevation (Proposed Maximum Building Height)” 19
prepared by Gray Organschi Architecture, dated May 9, 2023; 20

• Presentation slide “North Greeley Elevation (Proposed Street Wall Elevations)” 21
prepared by Gray Organschi Architecture, dated May 9, 2023; 22

• Presentation slide “North Greeley Elevation (Proposed Average Street Wall Height)” 23
prepared by Gray Organschi Architecture, dated May 9, 2023; 24

• Presentation slide “Section Through North Greeley (Proposed)” prepared by Gray 25
Organschi Architecture, dated May 9, 2023; 26

• Presentation slide “Proposed Building (View from North Greeley)” prepared by Gray 27
Organschi Architecture, dated May 9, 2023; 28

• Presentation slide “Proposed Building (View from Ground Level Cafe)” prepared by 29
Gray Organschi Architecture, dated May 9, 2023; 30

• Presentation slide “Proposed Building (View from Elevated Courtyard)” prepared by 31
Gray Organschi Architecture, dated May 9, 2023; 32
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• Presentation slide “Proposed Building (View from the Southeast)” prepared by Gray 1
Organschi Architecture, dated May 9, 2023; 2

• Presentation slide “Building + Site Model (View from Southeast 1)” prepared by Gray 3
Organschi Architecture, dated May 9, 2023; 4

• Presentation slide “Building + Site Model (View from Southeast 2)” prepared by Gray 5
Organschi Architecture, dated May 9, 2023; 6

• Presentation slide “Building + Site Model (View from East)” prepared by Gray 7
Organschi Architecture, dated May 9, 2023; 8

• Presentation slide “Building + Site Model (View from Northeast)” prepared by Gray 9
Organschi Architecture, dated May 9, 2023; 10

• Presentation slide titled “Zoning Data/Building Code Data” prepared by Gray 11
Organschi Architecture, dated May 9, 2023;  12

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 13
Organschi Architecture, dated May 9, 2023; 14

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 15
Organschi Architecture, dated May 9, 2023; 16

• Presentation slide “Façade Material Palette Proposed” prepared by Gray Organschi 17
Architecture, dated May 9, 2023; 18

• Letter dated May 23, 2023 from Gray Organschi Architecture; 19

• Video Flight Path (two paths); 20

• Email from Jeffrey Davis, dated July 18, 2023, submitting revised plans; 21

• Plan titled “Level 1 (Original Commercial Parking and Public Space)” prepared by 22
Gray Organschi Architecture, dated July 17, 2023; 23

• Plan titled “Level 1 (Proposed Revised Commercial Parking and Public Space)” 24
prepared by Gray Organschi Architecture, dated July 17, 2023; 25

• Plan titled “Level 2-4 (Apartment Plan), prepared by Gray Organschi Architecture, 26
dated July 17, 2023; 27

• Plan titled “Level 2-4 (Proposed Revised Apartment Plan), prepared by Gray 28
Organschi Architecture, dated July 17, 2023; 29

• Memorandum re: 50 North Greeley Avenue Parking and Transportation 30
Memorandum to Jeffrey Davis, Bear Development Holdings, LLC from Elaine Du, 31
PE and Michael Beattie, PE, PTOE of AKRF Environmental Planning and 32
Engineering Consultants, dated July 28, 2023; 33
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• Plan titled “Level 1 (Original Commercial Parking and Public Space)” prepared by 1
Gray Organschi Architecture, dated August 1, 2023; 2

• Plan titled “Level 1 (Proposed Revised Commercial Parking and Public Space)” 3
prepared by Gray Organschi Architecture, dated August 1, 2023; 4

• Plan titled “Level 2-4 (Typical Apartment Plan), prepared by Gray Organschi 5
Architecture, dated August 1, 2023; 6

• Plan titled “Level 2-4 (Proposed Revised Apartment Plan), prepared by Gray 7
Organschi Architecture, dated August 1, 2023; 8

• Plan titled “Level 3 (Proposed Revised Apartment Plan), prepared by Gray 9
Organschi Architecture, dated August 1, 2023; 10

• Plan titled “Level 4 (Proposed Revised Apartment Plan), prepared by Gray 11
Organschi Architecture, dated August 1, 2023; 12

• Plan titled “Zoning Data/Building Code Data” prepared by Gray Organschi 13
Architecture, dated August 2, 2023;  14

• Document titled “Assessment of Potential Project Impacts” dated August 3, 2023;  15

• Memorandum re: updated parking and transportation analysis from Elaine Du, PE 16
and Michael Beattie, PE, PTOE of AKRF Environmental Planning and Engineering 17
Consultants, dated August 4, 2023; 18

• Memorandum prepared by Andrew Ruff, Gray Organschi Architecture, dated 19
September 19, 2023, responding to written and verbal public comments submitted at 20
and prior to the September 12, 2023 public hearing; and 21

• Memorandum prepared by Nanette H. Bourne, Principal, NHB Planning Group, LLC 22
dated September 18, 2023, responding to written and verbal public comments 23
submitted at and prior to the September 12, 2023 public hearing 24

Additionally, the Town Board received and considered written recommendations and input from 25
the Westchester County Department of Planning, the Town of New Castle Planning Board, and 26
other interested agencies.  These submissions include the following: 27

• Letter dated from the Westchester County Planning Board dated March 31, 2023 28
pursuant to N.Y. GML § 239-m and West. Cty. Admin. Code § 277.61;  29

• Letter dated from the Westchester County Planning dated December 19, 2022 30
pursuant to N.Y. GML § 239-m and West. Cty. Admin. Code § 277.61; 31

• Memorandum dated March 13, 2023 from the New Castle Planning Board 32
pursuant to Town Code § 60-600;  33
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• Letter dated June 13, 2023 from the New Castle Sustainability Advisory Board; 1
and 2

• Letter dated June 23, 2023 from the Chappaqua Fire Department. 3

Notably, the Town Board held two joint public meetings with the New Castle Planning Board to 4
discuss the proposed legislation and, more generally, how to approach revitalizing the North 5
Greeley corridor in light of the existing conditions and constraints in the Chappaqua hamlet.  6
These joint public meetings were held on January 10 and 24, 2023.   7

Following its joint public meetings with the Planning Board, the Town Board established a 8
subcommittee (the “Working Group”) that initially consisted of two Town Board members and 9
two Planning Board members.  After the Working Group’s first public meeting on February 16, 10
2023, the Town Board added two members of the New Castle Board of Architectural Review to 11
the Working Group.   12

The Town Board tasked the Working Group with developing recommendations with respect to 13
the draft NG-Zero Special Permit legislation and the Concept Plans.  The Working Group held 14
additional public meetings on June 8, 2023 and June 27, 2023, which focused primarily upon the 15
Concept Plans.  In addition, on various occasions, individual members of the Working Group 16
attended the Town Board’s public hearing on the proposed legislation and provided input and 17
recommendations.  The Town Board gratefully acknowledges the contributions of the Working 18
Group and the New Castle Planning Board, which helped foster a robust discussion of the 19
relevant planning and redevelopment goals for the Project Site and the North Greeley corridor. 20

To assist the Town Board with analyzing the potential parking and transportation impacts 21
associated with the Proposed Action, the Town engaged an outside professional consultant, 22
Creighton Manning Engineering, LLP (“Creighton Manning”).  Creighton Manning was tasked 23
with reviewing and commenting upon the analyses provided by the Applicant’s professional 24
consultant, AKRF, Inc. (“AKRF”).  The Town Board received and considered the following 25
written submissions from Creighton Manning and AKRF concerning potential impacts 26
associated with parking and transportation: 27

• Memorandum from AKRF dated November 23, 2022, presenting the results of a 28
parking study; 29

• Memorandum from AKRF dated July 7, 2023; 30

• Letter from Creighton Manning, dated July 21, 2023; 31

• Memorandum from AKRF dated July 28, 2023; 32

• Memorandum from AKRF, dated August 4, 2023; 33

• Letter from Creighton Manning dated August 8, 2023; and 34
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• Letter from Creighton Manning dated August 10, 2023. 1

The Town Board also heard and considered written and verbal comments made by members of 2
the public over the course of the public hearing it conducted on the proposed NG-Zero 3
legislation.  Specifically, the Town Board opened the public hearing on the draft legislation on 4
May 9, 2023, and thereafter continued the public hearing on the following dates: 5

    May 23, 2023 6

    June 13, 2023 7

June 27, 2023 8

July 25, 2023 9

August 8, 2023 10

September 12, 2023 11

The public hearing was left open until noon on October 2, 2023, for the submission of written 12
comments and the Town Board has considered all written comments from the public. 13

The Town Board, as Lead Agency, has identified all relevant areas of environmental concern 14
and potential impacts arising from the Proposed Action in light of the Concept Plan, the 15
completed Environmental Assessment Form, and all the aforementioned documentation, 16
recommendations, professional guidance, and public comment.  Having assessed those potential 17
impacts under the criteria set forth in 6 NYCRR § 617.7(c), the Town Board hereby determines 18
there are no significant adverse environmental impacts associated with the Proposed Action and 19
Project.  Therefore, preparation of an Environmental Impact Statement is not required. 20

The Town Board makes the following findings supporting this determination: 21

Reasons Supporting Negative Declaration 22

1.  Land  23

The Property is currently improved with a single-story commercial building and a 49-space surface 24
parking lot.  The current impervious coverage on the Project Site is 31,909 SF.  The NG-Zero 25
Special Permit includes unique characteristics with respect to the development of land which include, 26
but are not limited to, the following: 27
 28

• Site requirements regarding location and size of parcel;  29
• Limitations on the number of bedrooms per unit; 30
• Incorporation of green infrastructure practices; 31
• Undergrounding of utilities; 32
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• Incorporation of green building practices designed to minimize short-term and long-term 1
negative impacts on the environment which include no carbon-based fuel fired equipment or 2
appliances; minimization of operational carbon emissions, including incorporation of 3
renewable energy systems and minimization of embodied carbon in building products and 4
materials; 5

• Incorporation of energy-efficient building standards which require modeling and certification 6
in relation to lighting systems, heating, cooling, ventilation, hot water systems and the 7
building envelope; 8

• Building design requirements which include features to enhance the visual aesthetic and 9
pedestrian experience;  10

• A limit setting the maximum building height to 50-feet or 4 stories; 11
• Incorporation of low-impact ecologically conscious construction techniques and construction 12

management practices.   13
 14

As a result, the NG-Zero Special Permit legislation itself reduces environmental impacts on land. 15
The proposed Concept Plans propose the construction of an environmentally sustainable, four-16
story, multi-use building, with surface parking beneath the residential use, on the ground floor 17
along with public open space. The existing commercial building and parking lot on the Property 18
will be demolished and replaced with this new structure.  19

After this proposed redevelopment, the proposed impervious coverage on the Project Site will be 20
27,515 SF (4,394 SF less than exists today).  In addition, the Concept Plans propose 9,017 SF of 21
planted yards, structured plantings and pervious pavement on the first/ground floor of the Property.  22
The Concept Plans also propose additional pervious coverage amounting to 5,437 SF (planned 23
green/blue roofs with stormwater retention) on the second floor of the proposed Building.  24

Other land-related detail depicted on the Concept Plans include the following fundamental 25
elements and characteristics: 26

• The proposed Building would have 15’ floor-to-floor height for the ground floor 27
commercial spaces and parking area.  After accounting for the necessary structural 28
depths spanning the parking area and ceiling-mounted mechanical, plumbing, and 29
fire-protection equipment, a clear minimum height of 12’ 6” would be provided to 30
enter the ground floor garage. 31

• Vehicular access to the site is planned to be through a single combined 32
ingress/egress curb cut located towards the northern end of the subject site, 33
approximately 100’ north of the current surface lot ingress drive. An internal 34
turnaround area would be provided at the southern terminus of the two-way parking 35
aisle in the ground floor garage. 36

• 53 parking spaces to be provided on the ground floor of the Property will be located 37
behind the proposed commercial uses, not visible from North Greeley Avenue. 38
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• The Project is intended to enhance the visual, aesthetic and pedestrian experience 1
by, among other things, widening the sidewalk from approximately 8 to 18 feet 2
(public spaces) and providing benches, landscaping, architecturally significant 3
lighting and varied building materials. 4

• Due to the existing developed nature of the subject site and the use of mass-timber 5
which is mostly constructed and prepared for electrical and plumbing needs off-6
site, there will be minimal disturbance on-site.  Use of erosion and sediment 7
controls will be required per the New Castle Town Code Chapter 108A: Stormwater 8
Management and Erosion and Sediment Control, such that no increased erosion 9
will occur. 10

There are no steep slopes, exposed bedrock, or unique geological features on the Property.  The 11
depth to the water table averages between two and four feet.  As there is no subsurface building 12
structure proposed, it is anticipated that piles will be utilized to support the Building, along with 13
any stormwater retention that may be required.   14

As has been previously identified in proximity to this Property, there are extremely acidic substrata 15
in this area.  As such, any development pursuant to the NG-Zero Special Permit legislation would 16
need to incorporate the appropriate techniques to ensure that the integrity of support systems is not 17
compromised. Geotechnical investigation/borings will be required prior to construction. 18

The existing site consists of urban substrata overlain with asphalt and concrete.  The Proposed 19
Action will not be disturbing new natural areas as the future development will be located in the 20
areas that are currently disturbed. 21

A Phase I Environmental Site Assessment of the property located at 50 North Greeley Avenue was 22
conducted to identify the presence of any recognized environmental conditions with respect to 23
contaminants that could adversely impact future use of the site.  The Phase I included a database 24
search of historic uses on the site and adjacent to the site.  The Phase I Site Assessment concluded 25
that there were no contaminants found that would create a high risk of significant adverse impacts 26
to public health, stormwater, groundwater or the Saw Mill River Watershed. The Phase I Site 27
Assessment also concluded that there was no evidence that current or historic uses of adjacent sites 28
would be anticipated to have adversely impacted the subject property. It was concluded that 29
additional testing as part of the future special permit application process should be conducted to 30
ensure that the historical use of the Property which may have included the use or storage of 31
hazardous or regulated materials be conducted. This additional testing is routinely conducted as a 32
project is further developed in regards to geotechnical investigation/borings. 33
 34
Based upon the detail provided in the Concept Plans and the existing site conditions described 35
above, the Proposed Action and Project will not have a significant adverse impact on land. 36
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 1
2. Geological Features 2
 3
There are no unique geologic features or unusual landforms on the site or in proximity to the  4
Project Site. As such, there are no significant adverse impacts to geological features. 5
 6
3. Stormwater, Wastewater and Drinking Water 7

Stormwater 8

The proposed NG-Zero Special Permit legislation contains locational requirements which effectively 9
limit eligibility for the special permit to 50 North Greeley Avenue.  The Property does not contain 10
any wetlands or surface water bodies (streams, rivers, ponds or lakes), and is currently considered to 11
be in a disturbed state as compared to natural conditions. The site currently contains approximately 12
31,909 SF (88%) of impervious area consisting of a building and asphalt paved parking area.  13

The Project Site is located within the Saw Mill River Basin Watershed.  There are currently no on-14
site stormwater controls.  As such, drainage flows across the site generally from north to south.  15
Surface runoff is currently collected from the Project Site in catch basins that are located along North 16
Greeley Avenue.  These catch basins are part of a pipe network that comprises the Town’s municipal 17
stormwater system.  Stormwater is conveyed through this network in closed drainage pipes in a 18
southerly direction, behind buildings located on South Greeley Avenue, under the Quaker Street 19
Bridge and discharging into an unnamed stream which drains into Tercia Brook, a tributary to the 20
Saw Mill River.  The Town recently completed a major infrastructure upgrade project in the 21
Chappaqua hamlet to replace portions of the pipe network and improve stormwater capacity 22
throughout the hamlet.  23

Future development on the Project Site under the NG-Zero Special Permit must comply with the 24
requirements of Chapter 108A Stormwater Management and Erosion and Sediment Control, as set 25
forth in the New Castle Town Code.  Preparation of a Stormwater Pollution Prevention Plan (SWPPP) 26
will also be required.   27

The proposed NG-Zero Special Permit legislation requires that development of the Project Site 28
incorporate green infrastructure practices (i.e., rain gardens, green roofs, cisterns) to improve water 29
quality through stormwater management with respect to any development pursuant to the NG-Zero 30
Special Permit.  As presented by the Applicant, the Concept Plans include reducing the amount of 31
impervious cover on site from 31,909 SF to 27,515 SF, which is a net reduction of 4,394 SF of 32
impervious surface.  In addition, the Concept Plans include landscaped planters along the front of the 33
site, increasing the landscaped buffer along the rear of the property and implementing the use of 34
pervious pavement.  Any alternative development project would need to incorporate similar measures 35
to address and improve water quality through stormwater management. 36
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To further assist with stormwater retention and incorporate green building practices, 5,437 SF of 1
intensive green/blue roofs will be incorporated into the second floor of the proposed structure.   2
Additional stormwater treatment and timing of quantity release will be addressed through the use of 3
green/blue roofs, hydrodynamic separators, and below grade retention chambers as further developed 4
and designed through the site plan application. As part of this process, deep test holes and percolation 5
rates in accordance with Appendix D of the NYSDEC Stormwater Management Design Manual may 6
be required. 7

The Federal Emergency Management Agency (FEMA) has developed Flood Insurance Rate Maps 8
(FIRMs) that indicate areas of flood risk. These maps establish that the Project Site is not within the 9
500-year flood zone or the 100-year flood zone. Development of the Project Site per the proposed 10
Concept Plans, or through any alternative development application, will require demonstration both 11
qualitatively and quantitatively that the new development will not create any downstream flooding 12
within the Town’s stormwater system, or on roadways and private properties.  13
 14
Wastewater 15

The Project Site is located within the North Greeley Sewer District, operated by the Town of New 16
Castle.  Currently, wastewater from the Property runs through a 6” diameter service line to a County-17
owned sewer main located near the northerly side of the Property.  The County’s sewer main consists 18
of a 12-inch diameter cast iron pipe. 19

In 2020, the Town analyzed determine the capacity of the wastewater system in the Chappaqua hamlet 20
and confirmed that there is an 8-inch diameter, Town-owned cast iron pipe adjacent to the Project 21
Site.  Further, this study calculated that the North Greeley Sewer District has an estimated total 22
existing sewer flow of 15,225 gallons per day (gpd), with a total estimated existing peak flow of 23
60,900 gpd.  The Town’s analyses confirmed there is unused capacity within the North Greeley Sewer 24
District.   25

The proposed Building represented in the Concept Plans is expected to generate 8,300 gpd of 26
domestic wastewater.  It is anticipated that the generated wastewater will continue to enter the County-27
owned sewer main.  The sanitary sewer needs will be further developed in accordance with the 28
requirements of the New York State Department of Environmental Conservation (NYSDEC) and the 29
Ten State Recommended Standards for Wastewater Facilities, latest edition as the site plan evolves.  30
If additional sewer capacity is needed with respect to the Concept Plans or any alternative 31
development, connection to the Town system may occur.  Information pertaining to the Concept Plans 32
indicate that consideration of inflow and infiltration at a rate of 3:1 will be conducted to increase 33
capacity if necessary.  A comprehensive sanitary sewer system analysis will be conducted as part of 34
Special Permit application and site plan development for the Concept Plans or any alternative 35
development pursuant to the NG-Zero Special Permit legislation. 36
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Drinking Water 1

The Property is located in the New Castle/Stanwood Consolidated Water District. The New Castle 2
water system relies on the New York City aqueduct and reservoir systems for its entire drinking water 3
supply. This system had not experienced any restrictions on the Catskill reservoir source between 4
2013 and 2018. According to the 2019 New Castle Drinking Water Quality Report, during 2019, the 5
Catskill Reservoir experienced several restrictions, and the Town used the Croton Reservoir source 6
as well. 7

The New Castle water system serves an estimated 16,800 people. The Town-wide water distribution 8
system consists of 120 miles of underground water mains varying in size from 4” to 24” in diameter, 9
approximately 1,333 fire hydrants, 3 million gallons of ground level storage located in 4 storage tanks, 10
and 5,536 metered customer connections. As detailed in the Town’s annual water report, during 2019, 11
New Castle withdrew 1,116.159 million gallons (MG) of raw water from the Catskill Aqueduct 12
System and 73.220 MG from the Croton Aqueduct System.  13

The 8-inch diameter water main located along North Greeley Avenue and serving the Property is 14
owned and operated by the Town of New Castle Public Works Department (DPW).  DPW staff 15
assigned to water supply (Water Unit) ensures compliance with all federal and state monitoring and 16
reporting requirements for the water system.  The DPW staff maintain and repair the water mains, 17
fire hydrants, pump stations and residential water meters.  18

Recent water infrastructure upgrades in the Chappaqua hamlet (completed in 2020) improved water 19
flow to all areas of the hamlet. As documented by the Town’s consultant in 2020, it is estimated that 20
the existing average daily water demand in the hamlet is approximately 11,096 gpd. The Applicant 21
estimates that its proposed Building would create an increased demand of water of approximately 22
8,300 gpd.  This additional demand can be accommodated by the existing system, which is estimated 23
to have an average daily taking from the New York City Aqueduct and Reservoir system of 24
approximately 3.41 million gallons per day (MGD).  During site plan review, the Applicant will be 25
required to perform a hydrant flow test to determine pressure and flow. 26

Based on the foregoing information and analyses, any development considered pursuant to the 27
Proposed Action or Project will not have any significant adverse environmental impacts with 28
respect to stormwater, wastewater or drinking water. Compliance with the Town Code and 29
development of a SWPPP, as well as the Applicant’s preparation of a comprehensive sanitary sewer 30
system analysis and a water system engineer’s report during Special Permit and site plan review, will 31
identify any improvements to the existing water systems that may be warranted. 32

4. Air 33

The Proposed Action will establish a special permit to facilitate redevelopment of the Property in a 34
manner that will reduce impacts on air in accordance with the Concept Plans.  The Concept Plans 35
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proposes a 4-story, mixed use building with 50 residential apartment units and approximately 6,415 1
SF of first-floor commercial use. Any proposed redevelopment plan would also require a similar 2
mixed-use building.  None of the uses include a state-regulated air emissions source.  Redevelopment 3
of the Property in accordance with the Concept Plans, or any alternative development plan, would 4
also result in the replacement of the existing fossil-fuel heating plant at the Property with a carbon-5
neutral system.  As such, the Proposed action and Project will not have any significant adverse 6
environmental impacts on air quality. 7
 8
5. Plants and Animals 9

In its current state, the Property is essentially fully developed with an existing commercial structure 10
and surface parking lot.  The Project Site contains approximately 31,909 SF (88%) of impervious area 11
with no natural habitats, flora or fauna. The Concept Plans call for, among other things, 12
implementation of landscaped planters along the front of the site, increasing the landscaped buffer 13
along the rear of the Property, and implementing 5,437 SF of intensive green/blue roofs in the form 14
of gardens which are to be incorporated into the second floor of the proposed Building.   Similar 15
requirements would be required with respect to any proposed development of the Property pursuant 16
to the NG-Zero Special Permit. 17

Based upon the foregoing, the Proposed Action and Project will not have a significant adverse 18
environmental impact on plants or animals. 19

6. Agricultural Resources 20
 21
The Proposed Action applies only to the Property which is located within a multi-use business district 22
in the Chappaqua hamlet.  There are no agricultural lands in the Chappaqua hamlet.  As such, the 23
Proposed Action and Project will not have a significant adverse environmental impact on agricultural 24
resources. 25

7. Aesthetic Resources 26

The existing commercial structure on the Property was built in or around 1968 and has no 27
distinguishable architectural or aesthetic qualities.  The easterly elevation of the existing structure is 28
an uninterrupted and nearly windowless 1-story wall that is setback approximately 8-feet from the 29
curb.  There are no benches or outdoor public seating areas on the Property. 30

The Project that would result in its replacement is a 4-story, mixed-use residential building as 31
represented in the Concept Plans.  The Project also calls for replacing the existing surface parking lot 32
on the Property, which currently covers more than half of the Project Site, with a parking area located 33
behind the new ground floor commercial uses in the proposed Building, where it would no longer be 34
visible from the street.     35
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Immediately south of the Property is a two-story commercial building with a retail food use (Susan 1
Lawrence) on the ground floor.  To the west, the Property abuts the Metro-North railroad tracks.  Joan 2
Corwin Way, a Town road, runs parallel to the Metro-North tracks through an industrial zone with 3
uses that include the New Castle Department of Public Works, a commercial building with surface 4
parking, and the Chappaqua Transportation bus garage.  On the east side of North Greeley Avenue, 5
there are one, two- and three-story residential houses, some of which have been converted to 6
commercial uses.  These houses have viewsheds that encompass the existing commercial building 7
and large asphalt parking lot on the Project Site.  The are no scenic viewsheds proximate to the Project 8
Site. 9

On King Street (NYS Route 120), northwest of its intersection with North Greeley, there are 10
residential townhomes and commercial uses. Due to existing topography, the aforementioned 11
townhomes are situated higher than the Project Site. For the townhomes, this topography creates 12
western views of the existing asphalt parking and one-story building on the Property, the Metro-North 13
railroad tracks, and various uses and structures on Joan Corwin Way.  Beyond this immediate 14
viewshed, there is a forested hillside as depicted in the photographs below.  15

Source: Concept Plan renderings 16

The Project as represented in the Concept Plans would improve these viewsheds and aesthetic 17
characteristics in several material respects.  The proposed Building includes a stepped back street-18
wall and public spaces designed to activate the street and create a better pedestrian experience and 19
aesthetic than currently exists today.  Among other things, the Concept Plans include the use of 20
awnings, outdoor seating, planters, and bike racks. The proposed Building would screen the Metro-21
North railroad tracks (and passing trains) from North Greeley Avenue and nearby properties.  22

The proposed Building will also have second story planted courtyards. The rear views of the 23
aforementioned townhomes that currently overlook the asphalt parking lot on the Property and the 24
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industrial uses behind it will instead have views of the green roof on the proposed Building 1
backdropped by the forested hillside.    2

Pursuant to the NG-Zero Special Permit legislation, a shadow study is required to illustrate the 3
potential impact of the longest shadows that would be cast by the proposed Building to the east, 4
towards the existing single-family homes and businesses.  The NG-Zero Special Permit legislation 5
also requires the submission of a visual impact analysis describing what the proposed Building would 6
look like in context of existing land uses.  During the aforementioned public hearing, the Applicant 7
presented the results of a shadow study, furnished a scale model of the proposed Building that 8
appropriately placed it in the context of the existing land uses and topography in the Chappaqua 9
hamlet, and provided a computer- generated augmented reality video depicting the pedestrian 10
experience and views of the proposed Building from various perspectives.  The Town Board spent 11
considerable time reviewing these materials and weighing the thoughtful input it received from the 12
Working Group and others on this important issue.  Recognizing the differences of opinion that 13
emerged during the course of its review, the Town Board nevertheless finds that the size, massing and 14
design of the Building will not create a significant adverse environmental impact on aesthetics 15
resources. 16
 17
Town Zoning Code §60-420.B provides that any application for a NG-Zero Special Permit will be 18
required to meet the following requirement general conditions and standards applicable to all special 19
permits that must be complied with: 20

(2)  The location and size of the use, the nature and intensity of 21
the operations involved in it or conducted in the connection with it, 22
the size of the site in relation to it and the location of the site, with 23
respect to streets giving access to it, are such that they will be in 24
harmony with the appropriate and orderly development of the 25
district in which located. 26

(3)  The location, nature and height of buildings, walls and 27
fences and the nature and extent of existing or proposed plantings 28
on the site are such that the use will not hinder or discourage the 29
appropriate development and use of adjacent land and buildings. 30

Any alternative development application will be required to comply with these requirements to ensure 31
that a proposed development application is in harmony with the appropriate and orderly development 32
of the Chappaqua hamlet and that the location, nature and height of buildings, walls and fences 33
and the nature and extent of existing or proposed plantings on the site are such that the use will not 34
hinder or discourage the appropriate development and use of adjacent land and buildings 35

Based upon the foregoing, the Proposed Action and Project can be expected to result in changed 36
viewsheds, but no significant adverse environmental impacts with respect to aesthetic resources.   37
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8. Historic and Archeological Resources 1

Historic resources help contribute to the Chappaqua hamlet’s existing character. The Horace Greeley 2
House, the Chappaqua Railroad Station depot building, A.H. Memorial Park, and the Church of Saint 3
Mary the Virgin, are located within walking distance of the Project Site.   4

In its current condition, however, the Property does not contribute to the historic characteristics of the 5
Chappaqua hamlet.  The Property is fully developed with a nondescript 1-story commercial structure 6
and large surface parking lot.  In its current, vacant condition, the Property can reasonably be 7
described as an eyesore and detriment to the North Greeley corridor.  The Office of Parks, Recreation 8
and Historic Preservation (OPRHP) has advised that there are no neighboring properties, including 9
archaeological and/or historic resources, listed in or eligible for the New York State and National 10
Registers of Historic Places that will be impacted by the Project.  The Property has no known 11
archeological resources or significance.   12

For these reasons, there are no potential significant adverse impacts to historic and archeological 13
resources arising from the Proposed Action and Project as represented in the Concept Plans. 14

9. Open Space and Recreation 15

At present, the Property is fully developed with approximately 31,909 SF (88%) of impervious area 16
consisting of a commercial building and asphalt parking lot. The Property is not designated as open 17
space by the Town of New Castle has offers no recreational or open space amenities.  18

The Concept Plans include features that will create new open space amenities along North Greeley 19
Avenue by enhance the visual, aesthetic and pedestrian experience, such as widening the sidewalk 20
from approximately 8 to 18 feet, adding benches, landscaping and public seating areas.  The Project 21
Site is situated within walking distance to the Town-owned Recreation Field, the fields associated 22
with the Bell School, and the Route 120 sidewalk. The Town is working towards creating a multi-use 23
trail way that would connect the Chappaqua hamlet to Chappaqua Crossing. These recreational 24
opportunities will not be adversely impacted by the development of the Property in accordance with 25
the Concept Plan and will be available to new residents of the proposed Building. 26

Outside the Chappaqua hamlet, all residents are able to take advantage of the 760 acres of Town-27
owned recreation and park land, as well as 330 acres of County park land and 310 acres of State park 28
land within the Town of New Castle.  In total, the Town has over 4,240 acres of parks, recreation and 29
open space lands available to all residents and visitors alike.  The American Planning Association 30
(APA) has studied the appropriate amount of open space per person and established a minimum 31
recommended standard of one acre of open space per 100 residents.  Applying this standard to the 32
Town of New Castle’s population of approximately 18,000 residents yields a minimum of 180 acres 33
of open space.  In fact, the Town Castle provides almost 24 times more than the APA standard would 34
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suggest.  As such, there are ample open space and recreational opportunities for future residents of 1
the Property.  2

For these reasons, there is no significant adverse environmental impact to open space and recreation 3
arising from the Proposed Action and Project.  4
 5
10. Impact on Critical Environmental Areas 6
 7
The Proposed Action applies to property located within a multi-use business hamlet.  There are no 8
identified Critical Environmental Areas (CEAs) within or adjacent to the Project Site.  As such, the 9
Proposed Action and Project will not have a significant adverse environmental impact on Critical 10
Environmental Areas. 11

11. Parking and Traffic Circulation 12
 13
Parking 14

The Proposed Action includes revised off-street parking and loading standards which update the 15
current parking and loading standards found within § 60-420F.(3)(a) of the New Castle Town Code. 16
The parking standards contained within the Town Code were last updated in 1977.  In 1977 the 17
Institute of Transportation Engineers (ITE) utilized modeling to formulate their recommendations 18
contained within their Parking General Manual.  The most recent release of the ITE Parking 19
Generation Manual, 5th Edition has the benefit of being based on “real data” for downtown 20
development in proximity to rail transit. This has revealed a change to the amount of required parking 21
for residential, multi-family housing, commercial use and office use (including medical office use). 22
As such, the following parking requirements have been included within the Proposed Action which 23
overall reduce the amount of residential, commercial and office parking required: 24
 25
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 2 
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 5 
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The Concept Plans include developing 52 parking spaces and one loading space on the ground/first 18
floor of the proposed Building.  Each residential unit (50) would have one parking space on the ground 19
floor.  Two (2) parking spaces would be allocated for an on-site car share service.  The Concept Plans 20
propose 3,145 square feet of restaurant use and 3,270 square feet of retail use.  Consistent with the 21
standards as contained within the Proposed Action, this would require 31.45 parking spaces for 22
the restaurant use and 9.2 parking spaces for the retail use.  A total of 41 parking spaces would be 23
needed for the commercial uses associated with the Concept Plans.   24

The Applicant’s professional consultant, AKRF, conducted a parking study and collected traffic data 25
in connection with the concept plans which presents a mixed-use, transit-oriented development 26
(TOD) at the project site.  The parking study examined the availability of parking spaces during the 27
weekday midday (11:00 AM-1:00 PM) and evening (6:00 PM - 8:00 PM) when the demand for 28
commercial parking would peak in conjunction with commuter parking demand. The number of 29
vehicles parked on-street and in the public surface lots (North Greeley Avenue, Allen Place and South 30
Greeley Avenue), including the Chappaqua Metro-North Train Station, as well as the number of 31
available spaces, within both a 5- minute and 10-minute walk of the proposed Building were collected.   32

AKRF’s analysis revealed that during the midday period there was an average parking utilization of 33
68 percent, with an average of 125 parking spaces available within a 5-minute walk from the proposed 34
Building. The evening period has an average parking utilization of 22 percent with an average of 329 35
spaces available within a 5- minute walk.  The results of this parking analysis quantitatively show that 36
the maximum parking utilization within the surveyed periods is approximately 74 percent during the 37
weekday midday period.  The typical threshold for parking at capacity within a downtown area is 85 38
percent, at which time vehicles would be recirculating and searching for parking.  The maximum 39

Residential, Multi-Family 1 space per unit if on-site car share is provided.  If 
no on-site car share is provided parking shall be: 

Rental Studio .85/DU 

1-Bedroom 1.1/ DU 

2-Bedroom 1.4/ DU 

Retail 2.8 spaces per each 1,000 SF 

Restaurant 10 spaces per each 1,000 SF 

Office 2.8 spaces per each 1,000 SF 

Medical Office 3.3 spaces per each 1,000 SF 
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parking utilization of 74 percent is below the 85 percent capacity threshold, indicating that parking in 1
the area is below capacity, leaving room for additional parking. As such, during both the midday and 2
evening time periods, there is sufficient public parking to accommodate the commercial uses 3
associated with the concept plans.   4

In the early 1960’s the Town of New Castle established the Business Retail Parking District (B-RP), 5
for an area at that time known as the Chappaqua Business District, to identify parking for the hamlet’s 6
businesses.  The process, which is still in effect today, involves waiving the number of off-street 7
parking and loading spaces where a property owner/applicant has voluntarily offered to dedicate to 8
the parking district or the Town of New Castle an easement over the entire designated 9
parking/loading/circulation/setback area on the site proposed for development.  Over time, this has 10
enabled the Town of New Castle to establish public parking lots. As long as the existing uses are not 11
enlarged (requiring more parking spaces), the property owners may continue to park within those 12
parking lots.   13

The Town also has an established tax district to assist with maintenance of the parking lots. A 2009 14
Local Law amended the boundary of the B-RP zoning district to include the subject property. 15
However, the Property was not included in the taxing district, as the use at that time maintained its 16
own parking lot.  The parking district currently maintains 468 parking spaces, not including the1,379 17
parking spaces located in the parking lots surrounding Metro-North which are available for parking 18
from 6:00 PM to 6:00 AM Monday through Friday and all day on weekends and holidays. 19
Maintenance for the district parking spaces is handled by the New Castle Department of Public 20
Works.  The taxing district pays for the necessary maintenance. 21

The Property is within the Business-Retail Parking (B-RP) zoning district.  Historically, all parking 22
for the Property has been accommodated on site, and the Concept Plans represent that all residential 23
parking requirements for the Project will be met on site. However, 41 parking spaces in relation to 24
the proposed commercial use on the Project Site must be accommodated within the Chappaqua 25
Hamlet Parking District.   26

The Applicant has demonstrated there is current capacity within the Parking District and the Train 27
Station parking lots to accommodate the needed commercial parking for the site.  Specifically, the 28
Applicant conducted several days of study to determine parking availability within a 5-minute and a 29
10-minute walking distance from the subject site.  The Applicant has concluded that there are 79 30
parking spaces available on average during the midday peak hours (11:00 AM- 1:00PM) and 1,350 31
parking spaces available during the evening peak hours (6:00 PM - 8:00 PM).  32

In addition, the Concept Plans represent a Transportation Oriented Development (“TOD”) whereby 33
multi-family housing is established within a walkable, mixed-use community in proximity to mass 34
transit.  A TOD is expected to reduce the need for vehicle usage and parking.  Given the Project Site’s 35
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proximity to downtown businesses and the train station, it is reasonable to anticipate a modest 1
reduction in vehicle usage. 2

Given that the Property will require a significant number of off-site parking spaces to accommodate 3
the proposed uses associated with the Project, the NG-Zero Special permit legislation includes a 4
payment-in-lieu of parking provision that will require the Applicant to pay a proportionate share of 5
the maintenance costs for these additional off-site parking spaces on a yearly basis. 6

Traffic Circulation 7

Access for the proposed development would continue to be from North Greeley Avenue.  North 8
Greeley Avenue is that portion of the roadway north of the King Street and Greeley Avenue 9
intersection. This roadway varies in width from nine (9) to eleven (11) feet. North Greeley has a 10
posted speed limit of 30 mph and there is one travel lane in each direction. There is on-street parking 11
along both sides of the roadway. 12

As a result of the Streetscape and Infrastructure Project, the North/South Greeley Avenue at King 13
Street intersection was reconstructed to remove the “slip” lane heading east on King Street, replacing 14
this slip lane with a traditional “T” intersection and a dedicated right turn lane. The intersection now 15
includes a signal with pedestrian phasing, new sidewalks and crosswalks.   Reconfiguration of this 16
intersection enabled the expansion of a public plaza at the corner of King Street and South Greeley 17
Avenue.  In connection with the Streetscape and Infrastructure project and confirmed by Traffic 18
Engineers at Kimley-Horn of New York, P.C., the Town of New Castle conducted capacity analysis 19
of the intersections in the Chappaqua Hamlet.  All of the intersections at that time operated at an 20
acceptable Level of Service (B). Individual movements within the intersections, with one exception, 21
also operated acceptably. At the Quaker Road western triangle intersection, the northbound left-turn 22
movement operates at a LOS “E” which includes a 45.6 second delay.  Forecasted increases in 23
existing traffic volumes were conducted to the Year 2034 and all intersections were predicted to 24
operate at level-of-service “C” or better.  Without any new development, there will be generally minor 25
increases in the overall delay at all intersections of approximately 3.4 seconds or less. Individual 26
movements at the intersections compared to existing conditions show a minor increase in delay of 5.0 27
seconds or less.  Three exceptions to this minor increase in delay include: 28

• The South Greeley Avenue unsignalized intersection with Woodburn Avenue, delays 29
on the eastbound Woodburn Avenue approach will increase by 11.2 seconds 30
precipitating a change in LOS from “D” under existing conditions to LOS “E” given 31
the forecasted increases to 2034; 32

• The Quaker Road westernmost triangle intersection, the Stop-controlled approach will 33
see delays increase by 31.2 seconds, resulting in a change in LOS from “E” under 34
existing conditions to “F” given the forecasted increases to 2034; 35
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• The King Street signalized intersection with North Bedford Road, delays on the 1
northbound left-turn movement will increase by 10.4 seconds precipitating a change 2
in LOS from “B” under existing conditions to LOS “C” given the forecasted increases.  3
However, it should be noted that even with the delay increase, the left-turn movement 4
will continue to operate acceptably. 5

The 2034 capacity analysis also provided recommended traffic mitigation measures to be considered 6
at the above noted intersections to alleviate traffic congestion.  These mitigations include 7
reconfiguration of the triangle, installation of a traffic signal and northbound left-turn lane, and 8
implementation of pedestrian improvements at the Quaker Road/South Greeley Avenue intersection; 9
At the South Greeley Avenue/Woodburn Avenue intersection the proposed mitigation at this 10
intersection would include installation of a traffic signal including pedestrian crossing improvements; 11
At the King Street/North Bedford Road/Memorial Drive intersection installation of a full southbound 12
right-turn lane and crosswalks, as well as pedestrian signal indications is also anticipated. At that time 13
installation of sidewalks throughout various locations including North Greeley Avenue, King Street 14
and Bedford Road (the west side of North Greeley Avenue north of the Post Office; the south side of 15
King Street between Senter Street and St John’s Place; the north side of King Street between Poillon 16
Drive and NYS 117; the west side of NYS117 north of King Street; the east side of NYS117 on the 17
NYS 120 overlap was also identified. 18

It was recommended at the time of the study that traffic operating conditions at these key locations be 19
monitored and studied over-time and, on a case-by-case basis, as future development is proposed and 20
constructed.  The Applicant analyzed traffic circulation at the North/South Greeley Avenue and King 21
Street Intersection as the project site is in proximity and will most likely affect this intersection.  The 22
Applicant’s analysis targeted the weekday PM peak hour and the Saturday peak hour. This 23
intersection was upgraded and signalized with new striping and pedestrian improvements in 2019, as 24
affiliated with the New Castle Streetscape and Infrastructure Upgrade Project.  Data regarding traffic 25
circulation in September 2019 was compared to the Applicant’s 2023 traffic volumes. A general 26
increase in traffic counts in 2023 was shown during the PM peak hour. Specifically, AKRF 27
documented that there would be 31 new vehicle trips during the weekday AM peak hour, 18 new 28
vehicle trips during the weekday PM peak hour, and 24 new vehicle trips during the Saturday peak 29
hour. 30

Creighton Manning reviewed AKRF’s parking and traffic circulation analysis and confirmed that the 31
results as indicated previously are accurate.  Further, Creighton Manning noted that “in accordance 32
with the Institute of Transportation Engineers (ITE) publication titled Transportation Impact Analysis 33
for Site Development, a development would need to generate an additional 100 vehicle trips in a peak 34
hour to change the level of service (LOS) on an intersection approach.  Based on this guidance, the 35
proposed development will not have a significant adverse impact on the LOS operations on the 36
roadway network. 37
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Creighton Manning, similar to the Town’s previous traffic consultants, noted that while a singular 1
project will not have significant impact on the roadway network, back-ground growth in traffic and 2
any potential future development may result in cumulative traffic impacts.  As such, it has been 3
recommended that the Town consider implementing a fair-share program whereby land use applicants 4
contribute to future infrastructure improvements based upon any additional traffic generated by their 5
proposed development.  The Town Board will consider requiring the Applicant to make such a 6
contribution upon its submission of an application for an NG-Zero special permit. 7

Based upon the foregoing analyses and considerations, the Proposed Action and Project will not have 8
a significant adverse environmental impact on traffic circulation and parking. 9

12. Energy 10

The NG‐Zero Special Permit legislation is intended to exceed the currently applicable Green 11
Building Code requirements in Chapter 74 of the New Castle Town Code. The proposed NG-Zero 12
Special Permit legislation requires any development on the property, including the Building, to be 13
designed and constructed as a net zero carbon building, constructed with green building practices 14
to minimize short-term and long-term negative impacts on the environment.  All new construction 15
addressed by the International Energy Conservation Code must incorporate renewable energy 16
systems of adequate capacity to achieve net zero carbon, per the requirements of the 2021 17
International Energy Conservation Code (IECC) Appendix CC: Zero Energy Commercial 18
Building Provisions, as may be amended from time to time. All buildings developed pursuant to 19
the NG-Zero Special Permit legislation are required to minimize embodied carbon in building 20
products and materials and all buildings greater than 5,000 square feet must perform a whole 21
building life cycle assessment (WBLCA) of the project’s structure and enclosure. The project 22
WBLCA must demonstrate a minimum 25% reduction in global warming potential (GWP) 23
compared to a typical baseline building. Where possible, material reuse (salvaged material) is 24
strongly encouraged, as these materials can be designated to have low/zero GWP.  25

Under the NG-Zero Special Permit legislation, the performance of any building developed on the 26
Property must be modeled and certified by a registered design professional as having interior 27
lighting systems, heating, cooling, ventilation, hot water systems, and a building envelope, that 28
together meet the energy efficiency requirements described in Internal Revenue Service Notices 29
2006‐52, 2008‐40, and 2012‐26, or any newer version(s) issued and reduce the buildings total 30
annual energy and power costs by 50 percent or more over the minimum ANSI/ASHRAE/IE 90.1‐31
2022 energy standard or latest version using generally accepted proofing methods and technologies 32
which may include computer modeling but must include certification, and testing to verify that the 33
building’s HVAC and energy systems meet the heightened energy efficiency standards required. 34

Energy and its associated carbon impacts of the Proposed Action fall into two categories: 35
Operational impacts associated with the period of the building’s use by its occupants, attributed 36
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primarily to the consumption of energy and water; and embodied impacts generated by processes 1
that contribute to the making of the building (the extraction and processing of raw materials, 2
transporting and assembly of materials and maintenance over time of the materials). The Building 3
proposed in the Concept Plans will include carbon neutral construction practices, resource 4
conservation, reduction of construction waste and reduction in the use of energy.  A wide-range of 5
strategies will be put forth in the development of the project which include carbon-storing mass 6
timber structural systems, low-carbon concrete in foundations and retaining walls, high 7
performance building envelopes with continuous exterior insulation and airtight construction, 8
passive cross ventilation within residential units, on-site solar energy generation, all-electric 9
building services and equipment, and high-performance glazing, 10

Specifically, the proposed Building is to be constructed primarily of a mass timber structural 11
system, utilizing elements such as flue-laminated timber (GLT), laminated veneer lumber (LVL), 12
and cross-laminated timber (CLT).  These products are industrially produced, prefabricated, large-13
scale timber elements. The proposed Building will leverage the structural capacity and assembly 14
efficiencies if CLT panels in tandem with GLT and LVL frame elements.  The exterior façade of 15
the proposed Building will utilize a number of environmentally conscious building materials such 16
as composite paper panels, thermally modified wood siding, upcycled and bio-based masonry 17
cladding. 18

The proposed high-performance Building would also pair on-site renewable energy generation 19
with bio-based construction materials that durably store carbon within the building envelope and 20
structure. The Building would be 100% electric, with no gas or fossil-fueled fired equipment or 21
appliances (except for emergency standby power) and would use sustainably harvested timber that 22
sequesters the carbon trees removed from the atmosphere.  23

A “solar green roof” or “biosolar roof” that would combine planted surfaces with power or heat 24
generating solar elements is proposed.  This green roof would be a mixture of intensive and semi-25
intensive green roof systems for the second story residential courtyards. These surfaces would be 26
readily accessible for maintenance and irrigation, and the more robust green roof assembly would 27
be used in tandem with on-site stormwater retention systems to reduce the site’s impervious 28
surface coverage. Additionally, the intensive roof systems would allow for taller vegetation, 29
increasing the courtyard plantings’ visibility from North Greeley Avenue and surrounding 30
properties. In contrast, the fourth story sloping roofs oriented perpendicular to North Greeley 31
Avenue would be equipped with extensive green roof systems and low-maintenance, drought 32
resistant vegetation. These roof surfaces would also be equipped with solar power generating 33
systems, which work in tandem with the extensive plantings to create a mutually beneficial system. 34
Similar green roof systems would be required for any development application submitted under 35
the NG-Zero Special Permit legislation. 36
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For these reasons, the Proposed Action and Project will not have a significant adverse environmental 1
impact on energy.  2
 3
13. Community Character  4

As mentioned above, the existing commercial structure on the Property was built in or around 1968 5
and does not make a positive contribution to the community character and qualities of the Chappaqua 6
hamlet.  To the contrary, in its current condition, the Property can reasonably be described as an 7
eyesore and detriment to the North Greeley corridor.   8

The community character and qualities of the Chappaqua hamlet are enhanced by several historically 9
important and architecturally notable buildings, including the Horace Greeley House and the 10
Chappaqua Railroad Station depot building.  That said, the Chappaqua hamlet is generally 11
characterized as having a variety of commercial buildings of different ages and architectural styles.  12
The proposed Building, as represented in the Concept Plan, is distinguished by a more modern 13
architecture styling, in part due to its incorporation of green building materials and processes.  In the 14
Town Board’s view, the design and architectural styling of the proposed Building is well-executed 15
and complementary in terms of community character relative to existing uses in the Chappaqua 16
hamlet.   17

The proposed Building is 4-stories with peak roof heights ranging from 42’4” ft to 54’10”.  This 18
marks a substantial departure from the maximum height allowable in the underlying zoning district 19
(B-RP), and the Town Board carefully considered whether the height and massing of the proposed 20
Building was appropriate for the Project Site and North Greeley corridor.  The Town Board 21
concludes that the Concept Plans demonstrate that the horizontal mass of the proposed Building 22
will be mitigated through the use of courtyard areas over the ground floor as well as the 23
incorporation of public spaces along the sidewalk, as depicted in the drawing below.   24

 25
 26
The length of the site is over 400-feet.  To avoid a continuous street wall along North Greeley, the 27
proposed Building will be stepped back creating an activated streetscape, awnings, outdoor 28
seating, planters, bike racks, elevated planted courtyards, and a green roof as exemplified in the 29
picture below.30
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 1
 2
In sum, the features of the Concept Plans establish that the proposed Building will not have a 3
significant adverse environmental impact with respect to community character.  The Project will 4
certainly change the appearance of the North Greeley corridor, but the change does not constitute 5
a significant adverse environmental impact. 6
 7
Any proposed development under the NG-Zero Special Permit legislation would need to provide 8
similar features to address impacts on the appearance of the North Greeley corridor. Specifically, 9
Zoning Code §60-420.B(2) provides that any application for a NG-Zero Special Permit will be 10
required to meet the following requirement general conditions: “The location and size of the use, 11
the nature and intensity of the operations involved in it or conducted in the connection with it, the 12
size of the site in relation to it and the location of the site, with respect to streets giving access to 13
it, are such that they will be in harmony with the appropriate and orderly development of the district 14
in which located.” In the event that an alternative proposed application for a NG-Zero Special 15
Permit is submitted that is materially different than as set forth in the Concept Plans, with respect 16
to design features or appearance will require a further environmental review and a revised 17
environmental determination to ensure that there are no adverse impacts with respect to community 18
character. 19

14. Consistency with Comprehensive Plan 20

As set forth in the NG-Zero Special Permit legislation, its underlying purpose is to “facilitate the 21
redevelopment of a large vacant property on North Greeley in the Chappaqua hamlet as a mixed-use, 22
multifamily residential building that would exceed the currently applicable Green Building Code 23
requirements in Chapter 74 of the New Castle Town Code, serve as a model for sustainable, 24
environmentally responsible development not just in New Castle but statewide…”  As set forth below, 25
this purpose squarely aligns with and furthers many of the central goals of the Town’s 2017 New 26
Castle Comprehensive Plan.  The Town Board’s goals with respect to the Project Site also align with 27
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the policy framework of the American Planning Association’s Comprehensive Plan Standards for 1
Sustaining Places (APA Standards).   2

The APA Standards create an interdisciplinary approach to understanding the challenges and 3
opportunities of New Castle.  The plan discusses the Livable Built Environment, which ensures that 4
all elements of the built environment, including land use, transportation, housing, energy and 5
infrastructure, work together to provide sustainable, green places for living, working and recreating 6
with a high quality of life. The plan addresses Harmony with Nature, which focusses on the 7
contributions of natural resources to human well-being and ensures that they are explicitly recognized 8
and valued and that health is a primary objective.  Resilient Economy is an aspect of the plan that 9
ensures that the community is prepared to deal with both positive and negative change in its economic 10
health and to imitate sustainable urban development and redevelopment strategies that foster green 11
business growth and build reliance on local assets. The plan discusses Interwoven Equity which 12
ensures fairness and equity in providing for housing services, health, safety and livelihood needs of 13
all residents and groups.  Health Community ensures that public health needs are recognized and 14
addressed through the provision of healthy foods, physical activity, access to recreation, health care, 15
environmental justice and safe neighborhoods. Lastly, the plan recognizes Responsible Regionalism 16
which ensures that all local proposals account for, connect with and support the plans of adjacent 17
jurisdictions and the surrounding region. 18

Specific goals of the plan help promote a vibrant and walkable downtown; help promote diversity and 19
affordability of housing types, require environmentally friendly forms of residential development; 20
promote carbon-neutral construction practices; promote resource conservation; promote reduction of 21
construction waste; promote reduction in energy use; and promote access to public transportation, 22
bicycle, and pedestrian infrastructure.” A detailed discussion of each goal and its relationship to the 23
proposed action includes the following: 24

Goal 2.  Locate higher density residential development in the hamlets, with density of 25
development decreasing as distance from hamlet centers increases. 26

This goal relates to allowing higher density residential (not mixed-use) development in areas 27
immediately surrounding the hamlets while maintaining the residential character of the 28
neighborhoods. The goal suggests revising the zoning code and considering alternative zoning 29
approaches for areas within the hamlets and associated transition areas. Regulations should be revised 30
to allow for development, while ensuring it does not disrupt the single-family residential character of 31
the adjacent neighborhoods and should include guidance regarding the appropriate scale, density and 32
housing type.  33

The Proposed Action specifically locates an NG-Zero Special Permit project within the commercial 34
hamlet and not within a residential neighborhood. Specific guidance (such as location, type of use, 35
green building requirements, energy use specificity, and maximum allowable height) is contained 36
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with the draft legislation to shape the development. The Concept Plans also incorporate these 1
requirements in its proposed design. As such, the Proposed Action and Project are consistent with this 2
goal. 3

Goal 3.  Facilitate a range of housing types that are affordable to a diverse residential 4
population in the hamlets and surrounding areas.  5

Facilitating a range of housing options in or in the hamlets or surrounding areas would provide a 6
diverse set of residents, from young professionals and low-income families to workforce and senior 7
populations, with access to amenities and services.  The Town Code was recently updated to better 8
encourage the provision of mixed-use, multi-family, condominiums, townhouses, senior and 9
workforce housing, and accessory dwelling units in such areas as part of infill and mixed-use 10
developments. The Plan called for determining whether existing percentages should be increased 11
and/or expanded to apply to mixed-use development. Recent changes to the Town Code per this goal 12
requires the provision of 10% AFFH housing for developments of 10 or more units in new multi-13
family developments in Business-Retail, Business-Retail Parking and all residential zoning districts.  14

The Proposed Action is consistent with this goal as the legislation requires a development project to 15
adhere to the AFFH requirements within the New Castle Town Code and further requires that 16
developments of 10 or more units must provide no less than 12% AFFH units with an alternative of 17
10% AFFH and 2% workforce housing.  In addition, the Concept Plans include studio, one-bedroom 18
and two-bedroom apartment units, further promoting a diversity in housing type to be attractive to a 19
diverse population. 20

Goal 4.  Provide a range of housing types that are affordable to a diverse residential 21
population throughout the community where supported by this Plan. 22

This goal encourages the development of alternative housing options available to households with a 23
range of income levels, targeting housing legislation (i.e. zoning) and development incentives to be 24
incorporated into the Town Code. Similar to Goal 3, this goal requires examination of the existing 25
percentages of affordable housing but also encourages price point and housing type variation in all 26
zoning districts.  To maintain New Castle’s bucolic, single-family residential character outside its 27
business hamlets, all new housing units should be consistent with the character, aesthetic and scale of 28
the neighborhood within which they will be located.  Large-scale residential development of any kind 29
in more remote, undeveloped areas of the town faces a myriad of challenges, including but not limited 30
to the following: (i) significant environmental constraints (such as sensitive wetlands and wetland 31
buffers, steep slopes, public drinking water watersheds and aquifers); (ii) the lack of existing 32
infrastructure (such as public water and sewer utilities, substandard roads in terms of surface, width, 33
drainage and sight lines); (iii) little or no access to public transportation; and (iv) limited fire protection 34
when public water is unavailable.  Alternative housing should be developed as part of infill and 35
mixed-use developments in the Town’s hamlets and surrounding areas.  36
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The Proposed Action meets with the intention of this goal as the NG-Zero legislation promotes a 1
higher-density development in a specific location within the Chappaqua hamlet, rather than in a 2
lower-density area with environmental sensitivities and no infrastructure (sewer, water, public 3
transportation, etc.). 4

Goal 5.  Encourage the placement of housing units of various economic value 5
throughout new multi-family and mixed-use developments (i.e. market rate units next 6
to workforce/affordable units).  7

Based on current housing demands and economic conditions, the Town requires that a certain 8
percentage of units in all new multi-family housing developments and mixed-use buildings be 9
affordable, and that these units are interspersed throughout those of higher value. Indeed, the Town 10
has maintained such development requirements for over decade.   11

The Proposed Concept plans contain floor layouts of the studio, one- and two-bedroom apartment 12
units.  The proposed AFFH and workforce housing relates to 10 units of AFFH housing, with four of 13
the units to be available to those making 60% of the Westchester Average Median Income and would 14
be marketed as workforce housing. These units are dispersed among the market-rate units on each of 15
the floors. 16

Goal 14. Promote development in areas with existing infrastructure over areas with 17
limited or no infrastructure service. 18

This goal is intended to limit development in more areas of Town that are characterized by 19
environmentally sensitive conditions, biotic / naturally existing corridors, and other constraints on 20
responsible and sustainable development.  Infill development should be promoted in areas with 21
existing infrastructure.  22

Consistent with this goal, the Proposed Action contains specific locational requirements for a NG-23
Zero Special Permit application which effectively limits its application to the Property.  As discussed 24
above, the Property is already fully developed and located in the Business-Retail and Parking zoning 25
district with access to public sewer and water infrastructure. 26

Goal 15. Protect and maintain the Town’s environmentally sensitive areas and 27
natural resources. 28

The Town’s environmentally sensitive areas and natural resources include its wetlands, wildlife, open 29
space corridors, steep slopes, watersheds, rivers and streams, lakes and ponds, trees and forests, flood 30
plains, aquifers (potable and non-potable), special rock outcrops, view sheds/scenic vistas and 31
ridgelines. The Proposed Action directs development to occur on a property within the Chappaqua 32
hamlet that does not have any environmentally sensitive areas or natural resources. The Concept Plans 33
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comply with these requirements. As such the Proposed Action and Project are consistent with this 1
goal. 2

Goal 19. Mitigate the negative impacts of stormwater runoff and plan for a lasting 3
potable water supply. 4

This goal recommends that all new developments include green infrastructure (GI) features, which 5
not only help to reduce flooding and offset stormwater loading on existing drainage infrastructure, 6
but also help to facilitate a natural filtration process and improve water quality.  7

The Proposed Action contains requirements that all developments include green infrastructure 8
practices to control stormwater. The Concept Plans also incorporate these requirements in its proposed 9
design.  As such, the Proposed Action and Project are consistent with this goal of the plan. 10

Goal 20. Encourage water conservation and reuse. 11

The Town of New Castle’s favorable geographic location within the Hudson River Valley makes it 12
rich with water. However, it is still important that the Town and its residents use water resources 13
intelligently.  Projected impacts of climate change in New York State include an increase in frequency 14
of short-term droughts “with weeks of dry conditions punctuated by rains too intense for parched soils 15
to absorb.”  Water conservation measures such as adjusting the timing of outdoor sprinkler systems 16
or installation of low-flow shower heads can help to conserve water in dry summer months, or when 17
a “short-term drought” lasts longer than expected.  18

The Proposed Action includes a heightened energy efficient building standard which requires a 19
reduction in a building’s annual energy and power costs by 50 percent or more over the minimum 20
energy standard which will include water conservation devices.  Raingardens and green roofs have 21
been incorporated into the Concept Plans.  The Concept Plans also incorporate these requirements in 22
its proposed design. As such, the Proposed Action and Project are consistent with this goal. 23

Goal 22. Ensure sustainable construction and design of buildings to minimize their 24
environmental impact throughout their lifecycle. 25

The way in which a building is designed, constructed, operated and maintained determines its impact 26
on the natural environment, as well as on the building’s occupants, for its entire lifecycle. Green 27
buildings are designed and operated to be resource-efficient, to generate less waste and pollution, and 28
to serve as healthy environments for occupants. Green buildings can also provide economic benefits 29
(e.g. reduced energy costs, higher home values) well into the future. Buildings in New Castle should 30
be as high-performing and as sustainable as possible.  31

The Proposed Action includes requirements that any development project must minimize on-site 32
generation of carbon emissions, minimize operational carbon emissions and minimize embodies 33
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carbon in building products and materials.  The Concept Plans also incorporate these requirements in 1
its proposed design. 2

Goal 25. Reduce the Town’s carbon footprint, encourage climate change adaptation 3
measures, minimize energy demand and promote the use of alternative energy. 4

Local municipalities are susceptible to climate change, but also have a unique opportunity to both 5
mitigate and adapt to its effects. Mitigation measures are those that decrease a community’s 6
greenhouse gas emissions and carbon footprint. These measures, which span from smart land use to 7
energy efficiency techniques to renewable energy installations, will decrease long term spending, 8
enhance the resiliency of all infrastructure and have a net positive impact on the environment.  9

The Proposed Action will facilitate a development project that incorporates green building practices 10
designed to minimize the short-term and long-term negative impacts on the environment.  In addition 11
to meeting the Town’s green building code, the Project will minimize on-site generation of carbon 12
emissions, minimize operation carbon emissions, and minimize embodied carbon.  Heightened 13
energy efficiency standards must also be adhered to and will result in a state-of-the art building that 14
can serve as a model for future development within the Town and elsewhere. The Proposed Action is 15
therefore consistent with this goal. 16

Goal 26. Create a sustainable mix of commercial and residential uses within the 17
hamlets. 18

A “sustainable mix of commercial and residential uses” refers to the balance of both of these uses in 19
the hamlets so that one supports the other.  Increased opportunities for housing in the hamlets not only 20
provide businesses with a built-in customer base, but they also provide residents with immediate 21
access to the hamlet’s amenities, services and transportation opportunities.  Commercial, retail and 22
business establishments should enable Town residents to fulfill their daily needs, and should include 23
the provision of leisure and entertainment opportunities.  24

The Proposed Action allows for a mixed-use development which requires first floor commercial use 25
and allows up to three additional floors of residential use.  The Concept Plans would create 6,415 SF 26
of commercial-retail space on the ground floor of a development project with three floors of studio, 27
one-and two-bedroom units above the ground floor.  Fifty (50) new residential units will be created.  28
These residences, combined with new commercial space will provide an opportunity to balance 29
residential and commercial needs in the hamlet. As such the Proposed Action and Project are 30
consistent with this goal. 31

Goal 27. Create vibrant and walkable mixed-use areas in the hamlets that are well 32
connected to public transit. 33
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Hamlet streetscapes should be designed for use by and catered towards pedestrians to encourage 1
gathering, interacting and shop patronage. The hamlets should be made as walkable as possible, and 2
streetscapes should favor walking over driving.  3

Currently, the Project Site is a parking lot and vacant one-story commercial building located in the 4
northern most portion of the property.  The proposed Building, as presented in the Concept Plans, will 5
create a much more favorable walking environment for pedestrians. The Concept Plans include 6
creation of 4,975 SF of public space on the ground floor adjacent to the sidewalk.  The Concept Plans 7
also include widening of the sidewalk and amenities such as plantings and benches. These attributes 8
align the Proposed Action and Project with this goal. 9
 10
Based on the foregoing findings, the Proposed Action and Project are consistent with the 11
Town Comprehensive Plan. 12
 13
15. Socioecomonics  14
 15
Housing 16

As explained above, consistent with the Town’s Comprehensive Plan, the Project would add to the 17
Town’s supply of affordable housing. The Concept plans would add a minimum of 10 affordable 18
residential units, with six (6) of the units being affordable for those making 60% of the Westchester 19
County Average Median Income, and four (4) units meeting the household income eligibility 20
standards for workforce housing.  Based upon this percentage (20%) of affordable units and the 21
relatively limited scale of the Project, the redevelopment of the Project Site does not present a 22
material, non-speculative risk of indirect residential displacement, i.e., by inducing increases to 23
existing residential rents in the Chappaqua hamlet.  24

Jobs and Employment 25
 26
The Proposed Action will bring significant private investment to the North Greeley corridor and will 27
result in the creation of temporary construction and permanent jobs.  This temporary and permanent 28
job creation – direct, as well as indirect and induced – is important to the overall economic health of 29
the Chappaqua hamlet.  The addition of a restaurant at the Property would address a longstanding 30
demand within the community for such uses.  The Project is not expected to displace any existing 31
businesses in the Chappaqua hamlet. 32

For those reasons, the Proposed Action and Project will not have a significant adverse environmental 33
impact on socioeconomics. 34
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16. Community Services and Utilities 1

Educational Facilities 2

Citing a study of enrollment trends prepared by the Chappaqua Central School District (“CCSD”) in 3
2021,2 the Applicant estimates that the Project will increase CCSD enrollment by approximately 11 4
students.  This slight increase would not create any significant adverse impacts upon the CCSD, which 5
reported having a total in-district student enrollment of 3,574 students for the 2022/2023 school year.  6
CCSD enrollment has generally declined or remained flat since peaking at 4,254 students in 7
2007/2008.  In the aforementioned study, CCSD assessed that its existing district-wide functional 8
capacity is 4,518 students across its six schools.  9

Emergency Services 10

Given its relatively limited scale, the Proposed Action and Project would not adversely impact the 11
services provided by the Town’s first responders (i.e., the New Castle Police Department, Chappaqua 12
Fire Department, and Chappaqua Volunteer Ambulance Corps).  The Town previously assessed, for 13
example, that the New Castle Police Department would need to hire one (1) additional police officer 14
only after an increase of approximately 380-400 new residents.  A development pursuant to the 15
Proposed Action, including the Project, does not approach this level of density. 16

For those reasons, the Proposed Action and Project will not have a significant adverse environmental 17
impact on community services and utilities. 18

17. Air, Noise, Odor and Light  19
 20
Air, Noise and Odor 21

The Project as represented in the Concept Plans does not require federal or state air emission 22
permits.  Typically, construction activities associated with demolition, excavation, and grading result 23
in temporary air quality impacts.  For example, there is the potential for fugitive dust to be created 24
during demolition and site preparation. Construction vehicles will emit noise, exhaust fumes and 25
certain air pollutants.  Air quality in the area, however, is not expected to be significantly 26
impacted by such construction activities and will be temporary and confined to the Property.  No 27
blasting is expected as part of the site preparation or construction scope.  Construction activities 28
are not anticipated to generate any noxious odors. 29

Moreover, the Concept Plans represent that the proposed Building will be constructed using 30
prefabricated mass timber components that will reduce the overall timeline of construction, 31

                     
2  See Chappaqua Central School District Enrollment and Capacity Analysis, prepared for the 

Chappaqua Central school District by ESI, KG&D and The Chazen Companies, dated January 13, 2021. 
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minimize the number of construction workers actively working on site, and reduce the number 1
of noise-generating equipment typically found on construction sites.  Any short-term impacts to 2
air quality will cease upon project completion.  Construction will be conducted in accordance 3
with all applicable federal, state and local statutes, laws, rules, regulations, and codes.   4

Operationally, the noise emitted by the proposed Building are permitted under the Town’s zoning 5
code and similar to those of adjacent properties, which include mixed-use buildings with ground 6
floor commercial or retail spaces and upper level multifamily and office uses.  The rhythm and 7
intensity of noise levels generated from the proposed Building are expected to be synchronous 8
with the existing neighborhood. Additionally, the proposed Building would create an audio buffer 9
between the Metro-North railroad tracks and neighboring projects to the east of North Greeley, 10
modestly reducing the noise pollution generated by passing trains. 11

The ground floor restaurant, diner, or food-service space proposed by the Applicant can be 12
expected to emit odors during operation, but the proposed restaurant space would not significantly 13
increase existing odors within the neighborhood which includes other restaurants and retail food 14
establishments. 15

Any alternative development under the NG-Zero Special Permit legislation will also be required 16
to minimize air, noise and odor consistent with the requirements in Section 60-430.B(4) which 17
state that “[o]perations in connection with any special use will not be more objectionable to 18
nearby properties by reason of noise, fumes, vibrations or other characteristics then would be the 19
operations of every permitted use not requiring a special permit.” 20

Light 21

Exterior lighting of the Property after development per the Concept Plans will be consistent with 22
typical lighting in the Chappaqua hamlet, and shall be of a type, location, and shading that will 23
prevent spillover into adjacent properties.  The proposed Building would feature dark sky 24
compliant exterior lighting, as well as vegetation along the public sidewalk, side yards, and 25
exterior courtyards to minimize light spillage onto neighboring properties and North Greeley 26
Avenue. The Building would be designed with three inward-facing courtyards, which would 27
minimize light spillage outside of the Property by internalizing any incidental light spillage 28
through windows and landscape features. The on-site parking spaces would be located within the 29
building structure, concealing the parking lighting and vehicle headlights from the view of any 30
neighboring properties. Similar requirements with respect to lighting will be required with respect 31
to any proposed development of the Property pursuant to the NG-Zero Special Permit legislation. 32

For these reasons, the Proposed Action and Project will not have a significant adverse 33
environmental impact with respect to air quality, noise, odor or light. 34
 35
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Conclusion 1

For these reasons, the Town Board finds that the Proposed Action will not have any significant 2
adverse impacts upon the environment. This Negative Declaration indicates that no 3
environmental impact statement needs to be prepared and that the Town Board’s SEQRA review 4
is complete.  5

For further information contact: 6

Sabrina D. Charney Hull, AICP  7
Director of Planning 8
Climate Smart Communities Coordinator 9
Town of New Castle  10
200 South Greeley Avenue  11
Chappaqua, New York 10514  12
(914) 238-4723 13
sabrina@mynewcastle.org  14
 15

 16

mailto:sabrina@mynewcastle.org


50 North Greeley Avenue 

Concept Plans 

September 22, 2023 
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SITE ANALYSIS
ZONING / BUILDING DATA

OCCUPANCY CLASSIFICATION:
PRIMARY   RESIDENTIAL (R-2)
SECONDARY   MERCANTILE (M), ASSEMBLY (A-2), STORAGE (S-2)

CONSTRUCTION TYPE:
PROPOSED:   TYPE V-A

ALLOWABLE HEIGHT: 70’ ABOVE GRADE (EQUIPPED WITH AUTOMATIC SPRINKLER)
PROPOSED HEIGHT: 50’ MAX. AVERAGE HEIGHT

ALLOWABLE STORIES: 4
PROPOSED STORIES: 4

ALLOWABLE MAX AREA: 36,000 SF PER FLOOR (EQUIPPED WITH AUTOMATIC SPRINKLER)
PROPOSED MAX AREA: 23,331 GSF PER FLOOR (INCLUDES ENCLOSED BALCONIES)

BUILDING CODE DATA

LOCATION:
PROJECT ADDRESS:    50 N GREELEY AVE, CHAPPAQUA, NY, 10514
TAX ID:     SECTION 100.11 / BLOCK 2 / LOT 1

ZONING DESIGNATION:
ZONING DESIGNATION:    BRP
ZONING USE GROUP:    P / RESIDENTIAL, MULTI-FAMILY

BULK REQUIREMENTS:
PROPOSED FRONT YARD SETBACK: 0’-0”
PROPOSED MIN SIDEYARD SETBACK: 5’-0”
PROPOSED MAX SIDEYARD SETBACK: 35’-0”
PROPOSED REAR YARD SETBACK: 8’-0”
PROPOSED MAX HEIGHT:   50’ (CALCULATED AS MEAN OF PITCHED ROOF)

ZONING LOT AREA:    36,532 SF / 0.838 ACRES

PROPOSED GROSS FLOOR AREA: 81,898 GSF (ENCLOSED)
      
PROPERTY STREET FRONTAGE:  417’ (ALONG NORTH GREELEY AVE)
PROPOSED STREET WALL:   279’ (WITHIN 10’ OF PUBLIC SIDEWALK)
PROPOSED MAX. SINGLE WALL:  79’
      

PARKING AND SPACE REQS:
PROPOSED PARKING RATIO:  1  SPACE / RES. UNIT 

PROPOSED RESIDENTIAL PARKING:  50 SPACES (1 SPACE / RES. UNIT)
PROPOSED SHARED PARKING:  2 SPACES
PROPOSED COMMERCIAL PARKING: 0 SPACES
PROPOSED SERVICE TEMP. PARKING: 1 SPACE
TOTAL PROPOSED PARKING:  52 SPACES + 1 LOADING SPACE

MIN. COMMON AMENITY SPACE:   2,500 SF (50 SF / UNIT)
PROPOSED AMENITY SPACE:   6,210 SF (GYM + LOUNGES + BICYCLE STORAGE)

MIN. USABLE OPEN SPACE:   2,500 SF (50 SF / UNIT)
PROPOSED USABLE OPEN SPACE: 12,315 SF (COURTS + COURTYARDS + BALCONIES)

IMPERVIOUS / PERVIOUS COVERAGE:
EXISTING RATIO:    88% (31,909 SF IMPERVIOUS)
PROPOSED RATIO:     68% (24,840 SF IMPERVIOUS W/ GREEN COURTYARDS)

ZONING DATA

LEVEL 1      11,905 GSF
RETAIL  6,415 SF
AMENITY  2,750 SF
PARKING  15,420 SF (NOT INCLUDED IN FLOOR TOTAL)

LEVEL 2    23,331 GSF
STUDIO  2 UNITS
UNIT 1BR  6 UNITS
UNIT 2BR  8 UNITS
AMENITY  1,780 SF
COURTYARD  5,425 SF (NOT INCLUDED IN FLOOR TOTAL)

LEVEL 3    23,331 GSF
STUDIO  3 UNITS
UNIT 1BR  6 UNITS
UNIT 2BR  8 UNITS
AMENITY  840 SF

LEVEL 4    23,331 GSF
STUDIO  3 UNITS
UNIT 1BR  6 UNITS
UNIT 2BR  8 UNITS
AMENITY  840 SF

UNIT MATRIX:
STUDIOS: 612 GSF 8 UNITS
1 BR UNITS:  765 GSF   18 UNITS
2 BR UNITS:   1,230 GSF  24 UNITS

TOTAL UNITS:  50 UNITS

SCHARNEYHULL
Received
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                                        RESOLUTION 

 

EXTRACT FROM THE MINUTES OF A REGULAR MEETING 

  OF THE TOWN OF NEW CASTLE TOWN BOARD 

                                                                 October XX, 2023   

  

 

PRESENT: Supervisor Lisa S. Katz 

Deputy Supervisor Victoria Tipp  

Council Member Alley Chemtob 

Council Member Holly McCall 

Council Member Jeremy Saland 

  

 

 ALSO PRESENT:    Jill Simon Shapiro, Town Administrator 

Robert Deary, Deputy Town Administrator/Comptroller 

Sabrina Charney Hull, AICP, Director of Planning 

Christina Papes, Town Clerk 

             Eric Gordon, Esq., Counsel to the Board 

 

Local Law Creating NG-Zero Special Permit 2023-X 

                                  

 After due discussion and deliberation, on motion by ---- seconded by ---- and unanimously 

carried, the following resolution was adopted: 

 

 WHEREAS, application was made to the Town Board of the Town of New Castle (the 

“Town Board”) by FFLP Holding, 50 North Greeley LLC (the “Applicant”), as owner of a O.83 Acre 

property located at 50 North Greeley Avenue (the “Project Site” or “Property”) and known as Tax Map 

Parcel No. 100.11-2-1, submitted a zoning change petition and supporting documentation to the Town 

Board proposing the amendment of the Town Zoning Code (the “Proposed Action”) to facilitate the 

redevelopment of the Property (the “Project”).  Specifically, the Applicant proposed adding a new provision 

to Town Code §60-430.O that would establish a new special permit for a mixed-use, residential building 

(the “Building”) that would significantly exceed current energy efficiency standards and serve as a model 

for sustainable development.  This new special use permit would be known as the “NG-Zero Special 

Permit.”; and 

 

 WHEREAS, the original form of local law introducing the NG-Zero Special Permit 

legislation was originally introduced on November 8, 2022, and revised on February 16, 2023, March 

10, 2023 and June 16, 2023.  The final version of the local law creating the NG-Zero Special Permit 

was submitted for the Town Board’s consideration on August 4, 2023; and 

 

 WHEREAS, the proposed legislation includes unique characteristics that would be required 

to obtain the NG-Zero Special Permit which include, but are not limited to, the following: 

 

• Site requirements regarding location and size of parcel;  

• Limitations on the number of bedrooms per unit; 

• 12% AFFH units for projects greater than 10 units.  In addition, the new special permit will 

allow for 2% of the 12% AFFH to qualify as workforce housing units; 

• A provision for off-street bicycle and e-bike/scooter storage; 

• Required ground floor retail/commercial uses which shall consist of at least 4,000 square feet 

of public facing retail or restaurant space; 

• Incorporation of green infrastructure practices; 

• Undergrounding of utilities; 

• Reduced parking requirements and the ability to incorporate on-site car share services; 

• Incorporation of green building practices designed to minimize short-term and long-term 

negative impacts on the environment which include no carbon-based fuel fired equipment or 

appliances; minimization of operational carbon emissions, including incorporation of 

renewable energy systems and minimization of embodied carbon in building products and 

materials; 

• Incorporation of energy-efficient building standards which require modeling and certification 

in relation to lighting systems, heating, cooling, ventilation, hot water systems and the 

building envelope; 

• Building design requirements which include features to enhance the visual aesthetic and 

pedestrian experience;  
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• A limit setting the maximum building height to 50-feet or 4 stories; 

• Incorporation of low-impact ecologically conscious construction techniques and construction 

management practices; and 

 

WHEREAS, pursuant to Town Zoning Code §60-420.B(1)-(5), any application for a NG-

Zero Special Permit will be required to meet the following requirement general conditions 

and standards applicable to all special permits: 

(1) In a residence district, the proposed use will serve a 

community need or convenience. 

(2)  The location and size of the use, the nature and intensity of 

the operations involved in it or conducted in the connection with it, 

the size of the site in relation to it and the location of the site, with 

respect to streets giving access to it, are such that they will be in 

harmony with the appropriate and orderly development of the 

district in which located. 

(3)  The location, nature and height of buildings, walls and 

fences and the nature and extent of existing or proposed plantings 

on the site are such that the use will not hinder or discourage the 

appropriate development and use of adjacent land and buildings. 

(4)  Operations in connection with any special use will not be 

more objectionable to nearby properties by reason of noise, fumes, 

vibrations or other characteristics then would be the operations of 

every permitted use not requiring a special permit. 

(5)  Parking areas will be of adequate size for the particular use, 

properly located and suitably screened from adjoining residential 

uses, and the entrance and exit drives shall be laid out so as to 

achieve maximum and adequate safety. 

 

 WHEREAS, along with its zoning petition, the Applicant also submitted a proposed concept 

plan (the “Concept Plan”) to demonstrate how the Project would revitalize and activate the street on 

North Greeley Avenue with restaurant and retail uses and outdoor amenities, such as public spaces 

and seating.  The Concept Plan enabled the Town Board to assess how the proposed legislation would 

establish a project that would embody the intent of the legislation and contribute to the visual character 

and qualities of the surrounding neighborhood in terms of its massing, height, articulation, and 

impacts upon viewsheds; and  

 

 WHEREAS, the proposed legislation is intended to facilitate the redevelopment of the Project 

Site pursuant to the Concept Plan.  No other properties in the Town of New Castle are eligible for a 

NG-Zero Special Permit.  The legislation contains provisions that are tailored to reflect the essential 

features, characteristics, exterior dimensions, and articulation of the proposed building and site layout, 

as depicted in the Concept Plan; and 

 

 WHEREAS, the proposed building is a high-performance (net zero carbon emissions), 4-

story structure constructed primarily of a mass timber framing system, utilizing elements such as flue-

laminated timber (GLT), laminated veneer lumber (LVL), and cross-laminated timber (CLT).  These 

products are industrially produced, prefabricated, large-scale timber elements. The proposed Building 

will leverage the structural capacity and assembly efficiencies of CLT panels, in tandem with GLT 

and LVL frame elements.  The façade of the proposed Building will utilize a number of 

environmentally conscious materials, such as composite paper panels, thermally modified wood 

siding, upcycled and bio-based masonry cladding; and  

 

 WHEREAS, the Concept Plan reflects the intent of the NG-Zero Special Permit legislation 

being considered herein and have been appended to this resolution; and 

 

 WHEREAS, any alternative development plan would also be required to be a high-

performance (net zero carbon emissions) that meets all other environmental standards in the NG-Zero 

Special Permit legislation as determined by the Town Board; and 

 



DRAFT 9-22-23 

Page 3 of 9 
M:\TOWN PROJECTS\50 North Greeley\Legislation\Final Draft Resolution to Approve NG-Zero Special Permit Local Law.docx 

 

 WHEREAS, the Project, as proposed by the Applicant, initially included 42 residential 

dwelling units; approximately 5,145 square feet of retail use; 2,475 square feet of lobby and amenity 

space; 4,850 square feet of public space; 52 on-site parking spaces and one loading space.  Four 

parking spaces would be reserved for a car-sharing service, 42 spaces would be dedicated to the 

residential units (one parking space per unit) five (5) spaces would be reserved for the commercial 

use and one (1) space would be allocated as temporary service parking.  The residential units would 

be rental units and consist of 24 two-bedroom units; and 18 one-bedroom units; and  

 

 WHEREAS, in accordance with the legislation, the Applicant proposed six (6) dwelling units 

(12% of the 42-unit total) would qualify as Affordable Affirmatively Furthering Fair Housing 

(“AFFH”) units.   Two (2) of the six (6) dwelling units would qualify as Workforce Housing units 

within the meaning of Town Code § 60-210; and 

 

 WHEREAS, the Town Board received and reviewed a Full Environmental Assessment Form 

in connection with the Proposed Action, together with a panoply of other materials and reports 

prepared by the Applicant’s professional consultants.  These materials included the following: 

 

• Letter from FFLP Holding 50 North Greeley LLC (by Don Feinberg), dated 

November 22, 2021; 

• Presentation to the New Castle Town Board, prepared by Gray Organschi 

Architecture, dated June 22, 2022; 

• Letter from Philip E. Karmel, Esq. of Bryan, Cave Leighton, Paisner LLP, dated 

September 20, 2022; 

• Special Use Permit Application received September 20, 2022; 

• Full Environmental Assessment Form Part 1, dated September 16, 2022; 

• Proposed B-RP Special Permit legislation, dated September 19, 2022 ; 

• Plan titled “Cover (G0.00)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Site Survey (G0.01)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Level 1 Plan (A1.00)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Level 2 Plan (A1.01)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

 

• Plan titled “Level 3 Plan (A1.02)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

 

• Plan titled “Level 4 Plan (A1.03)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Elevations (A2.00)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Shadow Study (A3.00)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Cover Sheet (CS001) prepared by Langan Engineering and Environmental 

Services, Inc., dated September 20, 2022; 

• Plan titled “Existing Conditions & Site Removal Plan (CD101) prepared by Langan 

Engineering and Environmental Services, Inc., dated September 20, 2022; 

• Plan titled “Site Layout and Utility Plan (CS101) prepared by Langan Engineering 

and Environmental Services, Inc., dated September 20, 2022; 

• Plan titled “Grading and Drainage Plan (GC101) prepared by Langan Engineering and 

Environmental Services, Inc., dated September 20, 2022; 
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• Plan titled “Erosion & Sediment Control Plan (CE101) prepared by Langan 

Engineering and Environmental Services, Inc., dated September 20, 2022; 

• Plan titled “Details (CS501) prepared by Langan Engineering and Environmental 

Services, Inc., dated September 20, 2022; 

• Plan titled “Zoning Data/Building Code Data” prepared by Gray Organschi 

Architecture, dated September 19, 2022;  

• Presentation slide “Downtown Chappaqua” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “Site Strategy” prepared by Gray Organschi Architecture, dated 

November 9, 2022; 

• Presentation slide “Existing Conditions” prepared by Gray Organschi Architecture, 

dated November 9, 2022; 

• Presentation slide “Level 1” prepared by Gray Organschi Architecture, dated 

November 9, 2022; 

• Presentation slide “Level 2-4 Typical Multifamily” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “Roof Plan” prepared by Gray Organschi Architecture, dated 

November 9, 2022; 

• Presentation slide “Section Through North Greeley Proposed” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “North Greeley Elevation Proposed” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “Section Through North Greeley Proposed (Close-up)” prepared by 

Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Façade Material Palette Proposed” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “Mass Timber Construction (Acme Timber Lofts)” prepared by 

Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Mass Timber Construction (Acme Timber Lofts)” prepared by 

Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Proposed Building (View from North Greeley)” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Proposed Building (View of Ground Level Cafe)” prepared by 

Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Proposed Building (View from an Elevated Court Yard)” prepared 

by Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Proposed Building (View from the Southeast)” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “South Aerial View (Existing)” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “South Aerial View (Proposed)” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide titled “Zoning Data/Building Code Data” prepared by Gray 

Organschi Architecture, dated November 9, 2022;  

• Document titled “Assessment of Potential Project Impacts” dated November 23, 

2022; 
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• Video depicting augmented reality model, dated May 9, 2023; 

• Presentation slide “Downtown Chappaqua” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “Existing Conditions” prepared by Gray Organschi Architecture, 

dated May 9, 2023; 

• Presentation slide “Level 1” prepared by Gray Organschi Architecture, dated May 9, 

2023; 

• Presentation slide “Level 2-4 Typical Multifamily” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “Roof Plan” prepared by Gray Organschi Architecture, dated 

November 9, 2022; 

• Presentation slide “South Aerial View (Existing)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “South Aerial View (Proposed)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “North Aerial View (Existing)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “North Aerial View (Proposed)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “Height Analysis (Downtown Chappaqua)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Height Analysis (+55’ From 50 NG Grade)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Height Analysis (+50’ From 50 NG Grade)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Height Analysis (+45’ From 50 NG Grade)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “North Greeley Elevation (Proposed)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “North Greeley Elevation (Proposed Maximum Building Height)” 

prepared by Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “North Greeley Elevation (Proposed Street Wall Elevations)” 

prepared by Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “North Greeley Elevation (Proposed Average Street Wall Height)” 

prepared by Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Section Through North Greeley (Proposed)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Proposed Building (View from North Greeley)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Proposed Building (View from Ground Level Cafe)” prepared by 

Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Proposed Building (View from Elevated Courtyard)” prepared by 

Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Proposed Building (View from the Southeast)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Building + Site Model (View from Southeast 1)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 
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• Presentation slide “Building + Site Model (View from Southeast 2)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Building + Site Model (View from East)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Building + Site Model (View from Northeast)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide titled “Zoning Data/Building Code Data” prepared by Gray 

Organschi Architecture, dated May 9, 2023;  

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Façade Material Palette Proposed” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Letter dated May 23, 2023 from Gray Organschi Architecture; 

• Video Flight Path (two paths); 

• Email from Jeffrey Davis, dated July 18, 2023, submitting revised plans; 

• Plan titled “Level 1 (Original Commercial Parking and Public Space)” prepared by 

Gray Organschi Architecture, dated July 17, 2023; 

• Plan titled “Level 1 (Proposed Revised Commercial Parking and Public Space)” 

prepared by Gray Organschi Architecture, dated July 17, 2023; 

• Plan titled “Level 2-4 (Apartment Plan), prepared by Gray Organschi Architecture, 

dated July 17, 2023; 

• Plan titled “Level 2-4 (Proposed Revised Apartment Plan), prepared by Gray 

Organschi Architecture, dated July 17, 2023; 

• Memorandum re: 50 North Greeley Avenue Parking and Transportation 

Memorandum to Jeffrey Davis, Bear Development Holdings, LLC from Elaine Du, 

PE and Michael Beattie, PE, PTOE of AKRF Environmental Planning and 

Engineering Consultants, dated July 28, 2023; 

• Plan titled “Level 1 (Original Commercial Parking and Public Space)” prepared by 

Gray Organschi Architecture, dated August 1, 2023; 

• Plan titled “Level 1 (Proposed Revised Commercial Parking and Public Space)” 

prepared by Gray Organschi Architecture, dated August 1, 2023; 

• Plan titled “Level 2-4 (Typical Apartment Plan), prepared by Gray Organschi 

Architecture, dated August 1, 2023; 

• Plan titled “Level 2-4 (Proposed Revised Apartment Plan), prepared by Gray 

Organschi Architecture, dated August 1, 2023; 

• Plan titled “Level 3 (Proposed Revised Apartment Plan), prepared by Gray 

Organschi Architecture, dated August 1, 2023; 

• Plan titled “Level 4 (Proposed Revised Apartment Plan), prepared by Gray 

Organschi Architecture, dated August 1, 2023; 

• Plan titled “Zoning Data/Building Code Data” prepared by Gray Organschi 

Architecture, dated August 2, 2023;  

• Document titled “Assessment of Potential Project Impacts” dated August 3, 2023; 

• Memorandum re: updated parking and transportation analysis from Elaine Du, PE 

and Michael Beattie, PE, PTOE of AKRF Environmental Planning and Engineering 

Consultants, dated August 4, 2023; 
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• Memorandum prepared by Andrew Ruff, Gray Organschi Architecture, dated 

September 19, 2023, responding to written and verbal public comments submitted at 

and prior to the September 12, 2023 public hearing; and 

• Memorandum prepared by Nanette H. Bourne, Principal, NHB Planning Group, LLC 

dated September 18, 2023, responding to written and verbal public comments 

submitted at and prior to the September 12, 2023 public hearing. 

 

WHEREAS, on June 22, 2022, the Town Board held its first meeting to consider the 

application and directed the Applicant to further compile the application material; and 

 

 WHEREAS, on November 22, 2022, the Tow Board adopted a resolution declaring its intent 

to act as Lead Agency: and 

 

 WHEREAS, on November 29, 2022, a notice containing the SEQRA Environmental 

Assessment Form and other application materials was delivered to Involved and Interested Agencies 

which included the Town of New Castle Planning Board and the Town of New Castle Board of 

Architectural Review.  This notice and supporting documents was also sent to the Westchester County 

Department of Health, the Homeowner’s Association for 149 King Street, The Town Historian and 

Chappaqua Historical Society, the Town of New Castle Chief of Police, the Metropolitan 

Transportation Authority, the Chappaqua Fire District, Millwood Fire District, and the Mount Kisco 

Volunteer Fire Department for comment, and 

 

 WHEREAS, during the course of the Town Board’s review of this application, the Town 

Board received and considered written recommendations and input from the Westchester County 

Department of Planning, the Town of New Castle Planning Board, and other interested agencies.  

These submissions include the following: 

• Letter dated from the Westchester County Planning Board dated March 31, 2023 

pursuant to N.Y. GML § 239-m and West. Cty. Admin. Code § 277.61;  

• Letter dated from the Westchester County Planning dated December 19, 2022 

pursuant to N.Y. GML § 239-m and West. Cty. Admin. Code § 277.61; 

• Memorandum dated March 13, 2023 from the New Castle Planning Board 

pursuant to Town Code § 60-600;  

• Letter dated June 13, 2023 from the New Castle Sustainability Advisory Board; 

and 

• Letter dated June 23, 2023 from the Chappaqua Fire Department. 

 

 WHEREAS, the Town Board opened the public hearing on the draft legislation on May 9, 

2023, and thereafter continued the public hearing on the following dates: 

 

• May 23, 2023; 

• June 13, 2023; 

• June 27, 2023; 

• July 25, 2023; 

• August 8, 2023; and 

• September 12, 2023; and  

  

 WHEREAS, on September 12, 2023 the continued public hearing was held to discuss certain 

outstanding issues and submission material submitted by the applicant, the public, and Town 

Consultants.  The public was also given an opportunity to be heard.  The public hearing was closed 

at the end of this meeting, and the Town Board permitted an extension to submit additional written 

comments until October 2, 2023; and 

 

 WHEREAS, the Town Board heard and considered verbal and written comments made by 

members of the public over the course of the public hearing it conducted with respect to the proposed 

NG-Zero legislation; and 

  

 WHEREAS, on July 17, 2023 the Applicant, in response to public concerns regarding 

construction of luxury residences, submitted revised floor plans depicting inclusion of studio 

residential dwelling units in the proposed concept plan.  Such plans included 50 residential dwelling 
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units; approximately 3,145 square feet of restaurant use; 3,270 square feet of retail use; 2,750 square 

feet of lobby and amenity space; 4,975 square feet of public space; 52 on-site parking spaces and one 

loading space.  Two parking spaces would be reserved for a car-sharing service, and the remaining 

50 spaces would be dedicated to the residential units (one parking space per unit).  The residential 

units would be rental units and consist of 24 two-bedroom units; 18 one-bedroom units; and eight (8) 

studio apartments; and 

 

 WHEREAS, the Applicant’s revised plans also indicated that due to the increase in the 

number and diversity of dwelling units (from 42 to 50) they would provide six (6) dwelling units 

(12% of the 50-unit total) to qualify as affordable Affirmatively Furthering Fair Housing (“AFFH”) 

units, and provide an additional four (4) dwelling units that would qualify as Workforce Housing units 

within the meaning of Town Code § 60-210, as per the urging of the New Castle Town board.  Thus, 

a total of ten (10) dwelling units (20% of the 50-unit total) would be affordable to households with a 

range of income levels that would generally fall below the area median income for Westchester 

County; and 

 

 WHEREAS, on October XX, 2023, based on an extensive review of the record consisting of 

the application, subsequent revisions to the application, the additional information submitted by the 

applicant and the applicant’s consultants, the public and the public’s professional representatives, 

Town Staff and consultant reports, and the Full Environmental Assessment Form dated September 

16, 2022 (“EAF”) as revised throughout this process, the Town Board made a determination that there 

are no potential significant adverse environmental impacts from the Proposed Action that have not 

already been addressed by the Applicant, and pursuant to Part 617 of the Regulations pertaining to 

SEQRA, adopted a Negative Declaration of Environmental Significance; and 

 

 NOW THEREFORE BE IT RESOLVED THAT, after due discussion and deliberation, 

the Town Board of Trustees of the Town of New Castle hereby adopts Local Law __ of 2023 adding 

a new provision to Town Code §60-430.O establishing a new special permit for a mixed-use, 

residential building (the “Building”) that would significantly exceed current energy efficiency 

standards and serve as a model for sustainable development would be known as the “NG-Zero Special 

Permit” as set forth in the form of Local Law submitted to the Town Board dated August 4, 2023. 

 

 BE IT FURTHER RESOLVED THAT the Town Board finds that the Local Law adding 

the NG-Zero Special permit will be beneficial to the welfare of the community by encouraging energy 

efficient and sustainable development of the Property that would not otherwise be required under the 

current Town zoning code requirements, as well as promoting affordable and workforce housing 

measures that will also provide significant benefits to the community. 

 

 BE IT FURTHER RESOLVED THAT, the Town Board finds that the Concept Plan 

presented by the Applicant provides a model upon which it can rely as a basis for the proposed 

development of the Property, based on the following design features: 

 

1. The Concept Plan depicts a site and proposed building as revised and re-submitted 

throughout the review of the NG-Zero Special Permit legislation which are attached hereto 

and made a part of this resolution and include: 

 

a. Depiction of the proposed Building and reflect a stepped back street-wall and public 

spaces to activate the street, creating a pedestrian experience and aesthetic; 

b. Inclusion of a second story planted courtyards and green rooftops; 

c. Positioning the building in such a way that includes widening the sidewalk from 

approximately 8 to 18 feet, adding benches, landscaping, awnings and public 

seating areas; 

d. Placing the ground floor parking spaces behind the first-floor commercial use; 

e. Peak roof heights ranging from 42.4 feet to 54.10 feet; 

f. Includes on-site renewable energy generation with bio-based construction materials 

that durably store carbon within the building envelope and structure; 

g. A building that is 100% electric, with no gas or fossil-fuel fired equipment or 

appliances (except for emergency standby power) that would use sustainably 

harvested timber that sequesters the carbon trees remove from the atmosphere; and 

 

2. Any application for an NG-Zero Special Permit will include the requirements as outlined 

in the legislation, and will comply with the findings set forth in the negative declaration 

which include but are not limited to the following: 
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a. Geotechnical investigations/borings and analysis; 

b. Preparation of a Stormwater Pollution Prevention Plan; 

c. Compliance with Appendix D of the NYSDEC Stormwater Management Design 

Manual, if required; 

d. Demonstration both qualitatively and quantitatively that the new development will 

not create any downstream flooding within the Town’s stormwater system or on 

roadways and private property; 

e. Providing a comprehensive sanitary sewer system analysis; 

f. Providing a water system engineer’s report including a hydrant flow test; 

g. Monitoring of the shared parking spaces on an annual basis; 

h. Implementation of a payment-in-lieu of parking to utilize the Town Parking District 

for the proposed ground floor commercial uses; 

i. Contribution to a fair-share program regarding future infrastructure improvements 

when established. 

 

 BE IT FURTHER RESOLVED THAT, to the extent any architectural or design features 

included in the Concept Plan are not included in any application for a NG-Zero Special Permit at the 

Property, that it is recognized that pursuant to Town Code §60-430.B, when reviewing any Special 

Permit application the Town Board has discretion to require substantial compliance with such 

features, or require architectural or design features that are determined to be in harmony with the 

appropriate and orderly development of the North Greeley Avenue district and that will not hinder or 

discourage the appropriate development and use of adjacent land and buildings. 

 

VOTE:  AYES   

             NOES   
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                                        RESOLUTION 

 

EXTRACT FROM THE MINUTES OF A REGULAR MEETING 

  OF THE TOWN OF NEW CASTLE TOWN BOARD 

                                                                 October XX, 2023   

  

 

PRESENT: Supervisor Lisa S. Katz 

Deputy Supervisor Victoria Tipp  

Council Member Alley Chemtob 

Council Member Holly McCall 

Council Member Jeremy Saland 

  

 

 ALSO PRESENT:    Jill Simon Shapiro, Town Administrator 

Robert Deary, Deputy Town Administrator/Comptroller 

Sabrina Charney Hull, AICP, Director of Planning 

Christina Papes, Town Clerk 

             Eric Gordon, Esq., Counsel to the Board 

                                               

 After due discussion and deliberation, on motion by ---- seconded by ---- and unanimously 

carried, the following resolution was adopted: 

 

 WHEREAS, application was made to the Town Board of the Town of New Castle (the 

“Town Board”) by FFLP Holding, 50 North Greeley LLC LLC (the “Applicant”), as owner of a 0.83 

Acre property located at 50 North Greeley Avenue (the “Project Site” or “Property”) and known as Tax 

Map Parcel No. 100.11-2-1, submitted a zoning change petition and supporting documentation to the Town 

Board proposing the amendment of the Town Zoning Code (the “Proposed Action”) to facilitate the 

redevelopment of the Property (the “Project”).  Specifically, the Applicant proposed adding a new provision 

to Town Code §60-430.O that would establish a new special permit for a mixed-use, residential building 

(the “Building”) that would significantly exceed current energy efficiency standards and serve as a model 

for sustainable development.  This new special use permit would be known as the “NG-Zero Special 

Permit.”; and 

 

 WHEREAS, the original form of local law introducing the NG-Zero Special Permit 

legislation was originally introduced on November 8, 2022, and revised on February 16, 2023, March 

10, 2023 and June 16, 2023.  The final version of the local law creating the NG-Zero Special Permit 

was submitted for the Town Board’s consideration on August 4, 2023; and 

 

 WHEREAS, along with its zoning petition, the Applicant also submitted proposed concept 

plans (the “Concept Plans”) to demonstrate how the Project would revitalize and activate the street 

on North Greeley Avenue with restaurant and retail uses and outdoor amenities, such as public spaces 

and seating.  The Concept Plan enabled the Town Board to assess how the proposed Building would 

contribute to the visual character and qualities of the surrounding neighborhood in terms of its 

massing, height, articulation, and impacts upon viewsheds; and  

 

 WHEREAS, the proposed NG-Zero Special Permit legislation includes unique 

characteristics that would be required in order for any proposed applicant to obtain the new special 

permit which include, but are not limited to, the following: 

 

• Site requirements regarding location and size of parcel;  

• Limitations on the number of bedrooms per unit; 

• A minimum of 12% AFFH units for projects greater than 10 units.  In addition, the new special 

permit will allow for a minimum of 2% of the 12% AFFH to qualify as workforce housing 

units; 

• A provision for off-street bicycle and e-bike/scooter storage; 

• Required ground floor retail/commercial uses which shall consist of at least 4,000 square feet 

of public facing retail or restaurant space; 

• Incorporation of green infrastructure practices; 

• Undergrounding of utilities; 

• Reduced parking requirements and the ability to incorporate on-site car share services; 

• Incorporation of green building practices designed to minimize short-term and long-term 

negative impacts on the environment which include no carbon-based fuel fired equipment or 

appliances; minimization of operational carbon emissions, including incorporation of 
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renewable energy systems and minimization of embodied carbon in building products and 

materials; 

• Incorporation of energy-efficient building standards which require modeling and certification 

in relation to lighting systems, heating, cooling, ventilation, hot water systems and the 

building envelope; 

• Building design requirements which include features to enhance the visual aesthetic and 

pedestrian experience;  

• A limit setting the maximum building height to 50-feet or 4 stories; 

• Incorporation of low-impact ecologically conscious construction techniques and construction 

management practices; and 

 

 WHEREAS, the Project, as proposed by the Applicant, includes 50 residential dwelling units; 

approximately 3,145 square feet of restaurant use; 3,270 square feet of retail use; 2,750 square feet of 

lobby and amenity space; 4,975 square feet of public space; 52 on-site parking spaces and one loading 

space.  Two parking spaces would be reserved for a car-sharing service, and the remaining 50 spaces 

would be dedicated to the residential units (one parking space per unit).  The residential units would 

be rental units and consist of 24 two-bedroom units; 18 one-bedroom units; and eight (8) studio 

apartments; and   

 

 WHEREAS, the Applicant proposes that six (6) dwelling units (12% of the 50-unit total) 

would qualify as Affordable Affirmatively Furthering Fair Housing (“AFFH”) units.   An additional 

four (4) dwelling units would qualify as Workforce Housing units within the meaning of Town Code 

§ 60-210.  Thus, a total of ten (10) dwelling units (20% of the 50-unit total) would be affordable to 

households with a range of income levels that would generally fall below the area median income for 

Westchester County; and 

 

 WHEREAS, the proposed legislation is intended to facilitate the redevelopment of the Project 

Site pursuant to the Concept Plan.  No other properties in the Town of New Castle will be eligible for 

a NG-Zero Special Permit.  The legislation contains provisions that are tailored to reflect the essential 

features, characteristics, exterior dimensions, and articulation of the proposed building and site layout, 

as depicted in the Concept Plan; and 

 

 WHEREAS, the Concept Plans reflects the intent of the NG-Zero Special Permit legislation 

being considered and have been appended to Determination of Environmental Significance submitted 

herewith; and 

 

 WHEREAS, any alternative development plan would be required to be a high-performance 

development project (net zero carbon emissions) that meets all other environmental standards in the 

NG-Zero Special Permit legislation as determined by the Town Board and any application for a 

special permit on the Property would be reviewed employing similar standards of review with respect 

to the general special permit conditions set forth in the Town Zoning Code Section 60-430.B(1)-(5); 

and 

 

 WHEREAS, any alternative development plan would also be required to consist of a high-

performance (net zero carbon emissions) development project that meets all other environmental 

standards in the NG-Zero Special Permit legislation as determined by the Town Board; and 

 

 WHEREAS, the proposed building included in the Concept Plans would be a high-

performance (net zero carbon emissions), 4-story structure constructed primarily of a mass timber 

framing system, utilizing elements such as flue-laminated timber (GLT), laminated veneer lumber 

(LVL), and cross-laminated timber (CLT).  These products are industrially produced, prefabricated, 

large-scale timber elements. The proposed Building will leverage the structural capacity and assembly 

efficiencies of CLT panels, in tandem with GLT and LVL frame elements.  The façade of the 

proposed Building will utilize a number of environmentally conscious materials, such as composite 

paper panels, thermally modified wood siding, upcycled and bio-based masonry cladding; and  

 

 WHEREAS, the Town Board received and reviewed a Full Environmental Assessment Form 

in connection with the Proposed Action, together with a panoply of other materials and reports 

prepared by the Applicant’s professional consultants.  These materials included the following: 

• Letter from FFLP Holding 50 North Greeley LLC (by Don Feinberg), dated 

November 22, 2021; 
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• Presentation to the New Castle Town Board, prepared by Gray Organschi 

Architecture, dated June 22, 2022; 

• Letter from Philip E. Karmel, Esq. of Bryan, Cave Leighton, Paisner LLP, dated 

September 20, 2022; 

• Special Use Permit Application received September 20, 2022; 

• Full Environmental Assessment Form Part 1, dated September 16, 2022; 

• Proposed B-RP Special Permit legislation, dated September 19, 2022 ; 

• Plan titled “Cover (G0.00)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Site Survey (G0.01)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Level 1 Plan (A1.00)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Level 2 Plan (A1.01)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

 

• Plan titled “Level 3 Plan (A1.02)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Level 4 Plan (A1.03)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Elevations (A2.00)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Shadow Study (A3.00)” prepared by Gray Organschi Architecture, dated 

September 20, 2022;  

• Plan titled “Cover Sheet (CS001) prepared by Langan Engineering and Environmental 

Services, Inc., dated September 20, 2022; 

• Plan titled “Existing Conditions & Site Removal Plan (CD101) prepared by Langan 

Engineering and Environmental Services, Inc., dated September 20, 2022; 

• Plan titled “Site Layout and Utility Plan (CS101) prepared by Langan Engineering 

and Environmental Services, Inc., dated September 20, 2022; 

• Plan titled “Grading and Drainage Plan (GC101) prepared by Langan Engineering and 

Environmental Services, Inc., dated September 20, 2022; 

• Plan titled “Erosion & Sediment Control Plan (CE101) prepared by Langan 

Engineering and Environmental Services, Inc., dated September 20, 2022; 

• Plan titled “Details (CS501) prepared by Langan Engineering and Environmental 

Services, Inc., dated September 20, 2022; 

• Plan titled “Zoning Data/Building Code Data” prepared by Gray Organschi 

Architecture, dated September 19, 2022;  

• Presentation slide “Downtown Chappaqua” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “Site Strategy” prepared by Gray Organschi Architecture, dated 

November 9, 2022; 

• Presentation slide “Existing Conditions” prepared by Gray Organschi Architecture, 

dated November 9, 2022; 

• Presentation slide “Level 1” prepared by Gray Organschi Architecture, dated 

November 9, 2022; 

• Presentation slide “Level 2-4 Typical Multifamily” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 
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• Presentation slide “Roof Plan” prepared by Gray Organschi Architecture, dated 

November 9, 2022; 

• Presentation slide “Section Through North Greeley Proposed” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “North Greeley Elevation Proposed” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “Section Through North Greeley Proposed (Close-up)” prepared by 

Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Façade Material Palette Proposed” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “Mass Timber Construction (Acme Timber Lofts)” prepared by 

Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Mass Timber Construction (Acme Timber Lofts)” prepared by 

Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Proposed Building (View from North Greeley)” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Proposed Building (View of Ground Level Cafe)” prepared by 

Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Proposed Building (View from an Elevated Court Yard)” prepared 

by Gray Organschi Architecture, dated November 9, 2022; 

• Presentation slide “Proposed Building (View from the Southeast)” prepared by Gray 

Organschi Architecture, dated November 9, 2022; 

• Presentation slide “South Aerial View (Existing)” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide “South Aerial View (Proposed)” prepared by Gray Organschi 

Architecture, dated November 9, 2022; 

• Presentation slide titled “Zoning Data/Building Code Data” prepared by Gray 

Organschi Architecture, dated November 9, 2022;  

• Document titled “Assessment of Potential Project Impacts” dated November 23, 

2022; 

• Video depicting augmented reality model, dated May 9, 2023; 

• Presentation slide “Downtown Chappaqua” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “Existing Conditions” prepared by Gray Organschi Architecture, 

dated May 9, 2023; 

• Presentation slide “Level 1” prepared by Gray Organschi Architecture, dated May 9, 

2023; 

• Presentation slide “Level 2-4 Typical Multifamily” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “Roof Plan” prepared by Gray Organschi Architecture, dated 

November 9, 2022; 

• Presentation slide “South Aerial View (Existing)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “South Aerial View (Proposed)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 
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• Presentation slide “North Aerial View (Existing)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “North Aerial View (Proposed)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “Height Analysis (Downtown Chappaqua)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Height Analysis (+55’ From 50 NG Grade)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Height Analysis (+50’ From 50 NG Grade)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Height Analysis (+45’ From 50 NG Grade)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “North Greeley Elevation (Proposed)” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Presentation slide “North Greeley Elevation (Proposed Maximum Building Height)” 

prepared by Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “North Greeley Elevation (Proposed Street Wall Elevations)” 

prepared by Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “North Greeley Elevation (Proposed Average Street Wall Height)” 

prepared by Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Section Through North Greeley (Proposed)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Proposed Building (View from North Greeley)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Proposed Building (View from Ground Level Cafe)” prepared by 

Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Proposed Building (View from Elevated Courtyard)” prepared by 

Gray Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Proposed Building (View from the Southeast)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Building + Site Model (View from Southeast 1)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Building + Site Model (View from Southeast 2)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Building + Site Model (View from East)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Building + Site Model (View from Northeast)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide titled “Zoning Data/Building Code Data” prepared by Gray 

Organschi Architecture, dated May 9, 2023;  

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Mass Timber Apartment Precedent (Carbon 12)” prepared by Gray 

Organschi Architecture, dated May 9, 2023; 

• Presentation slide “Façade Material Palette Proposed” prepared by Gray Organschi 

Architecture, dated May 9, 2023; 

• Letter dated May 23, 2023 from Gray Organschi Architecture; 
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• Video Flight Path (two paths); 

• Email from Jeffrey Davis, dated July 18, 2023, submitting revised plans; 

• Plan titled “Level 1 (Original Commercial Parking and Public Space)” prepared by 

Gray Organschi Architecture, dated July 17, 2023; 

• Plan titled “Level 1 (Proposed Revised Commercial Parking and Public Space)” 

prepared by Gray Organschi Architecture, dated July 17, 2023; 

• Plan titled “Level 2-4 (Apartment Plan), prepared by Gray Organschi Architecture, 

dated July 17, 2023; 

• Plan titled “Level 2-4 (Proposed Revised Apartment Plan), prepared by Gray 

Organschi Architecture, dated July 17, 2023; 

• Memorandum re: 50 North Greeley Avenue Parking and Transportation 

Memorandum to Jeffrey Davis, Bear Development Holdings, LLC from Elaine Du, 

PE and Michael Beattie, PE, PTOE of AKRF Environmental Planning and 

Engineering Consultants, dated July 28, 2023; 

• Plan titled “Level 1 (Original Commercial Parking and Public Space)” prepared by 

Gray Organschi Architecture, dated August 1, 2023; 

• Plan titled “Level 1 (Proposed Revised Commercial Parking and Public Space)” 

prepared by Gray Organschi Architecture, dated August 1, 2023; 

• Plan titled “Level 2-4 (Typical Apartment Plan), prepared by Gray Organschi 

Architecture, dated August 1, 2023; 

• Plan titled “Level 2-4 (Proposed Revised Apartment Plan), prepared by Gray 

Organschi Architecture, dated August 1, 2023; 

• Plan titled “Level 3 (Proposed Revised Apartment Plan), prepared by Gray 

Organschi Architecture, dated August 1, 2023; 

• Plan titled “Level 4 (Proposed Revised Apartment Plan), prepared by Gray 

Organschi Architecture, dated August 1, 2023; 

• Plan titled “Zoning Data/Building Code Data” prepared by Gray Organschi 

Architecture, dated August 2, 2023;  

• Document titled “Assessment of Potential Project Impacts” dated August 3, 2023; 

• Memorandum re: updated parking and transportation analysis from Elaine Du, PE 

and Michael Beattie, PE, PTOE of AKRF Environmental Planning and Engineering 

Consultants, dated August 4, 2023; 

• Memorandum prepared by Andrew Ruff, Gray Organschi Architecture, dated 

September 19, 2023, responding to written and verbal public comments submitted at 

and prior to the September 12, 2023 public hearing; and 

• Memorandum prepared by Nanette H. Bourne, Principal, NHB Planning Group, LLC 

dated September 18, 2023, responding to written and verbal public comments 

submitted at and prior to the September 12, 2023 public hearing. 

 

 WHEREAS, on June 22, 2022, the Town Board held its first meeting to consider the 

application and directed the Applicant to further compile the application material; and 

 

 WHEREAS, on November 22, 2022, the Tow Board adopted a resolution declaring its intent 

to act as Lead Agency: and 

 

 WHEREAS, on November 29, 2022, a notice containing the SEQRA Environmental 

Assessment Form and other application materials was delivered to Involved and Interested Agencies 

which included the Town of New Castle Planning Board and the Town of New Castle Board of 

Architectural Review.  This notice and supporting documents was also sent to the Westchester County 

Department of Health, the Homeowner’s Association for 149 King Street, The Town Historian and 

Chappaqua Historical Society, the Town of New Castle Chief of Police, the Metropolitan 

Transportation Authority, the Chappaqua Fire District, Millwood Fire District, and the Mount Kisco 

Volunteer Fire Department for comment, and 
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 WHEREAS, during the course of the Town Board’s review of this application, the Town 

Board received and considered written recommendations and input from the Westchester County 

Department of Planning, the Town of New Castle Planning Board, and other interested agencies.  

These submissions include the following: 

• Letter dated from the Westchester County Planning Board dated March 31, 2023 

pursuant to N.Y. GML § 239-m and West. Cty. Admin. Code § 277.61;  

• Letter dated from the Westchester County Planning dated December 19, 2022 

pursuant to N.Y. GML § 239-m and West. Cty. Admin. Code § 277.61; 

• Memorandum dated March 13, 2023 from the New Castle Planning Board 

pursuant to Town Code § 60-600;  

• Letter dated June 13, 2023 from the New Castle Sustainability Advisory Board; 

and 

• Letter dated June 23, 2023 from the Chappaqua Fire Department. 

 

 WHEREAS, the Town Board opened the public hearing on the draft legislation on May 9, 

2023, and thereafter continued the public hearing on the following dates: 

 

• May 23, 2023; 

• June 13, 2023; 

• June 27, 2023; 

• July 25, 2023; 

• August 8, 2023; and 

• September 12, 2023 

 

  

 WHEREAS, the Town Board heard and considered verbal and written comments made by 

members of the public over the course of the public hearing it conducted with respect to the proposed 

NG-Zero Special Permit legislation; and 

  

 WHEREAS, on September 12, 2023 the continued public hearing was held to discuss certain 

outstanding issues and submission material submitted by the applicant, the public, and Town 

Consultants.  The public was also given an opportunity to be heard.  The public hearing was closed 

at the end of this meeting, and the Zoning Board of Appeals permitted an extension to submit 

additional written comments until October 3, 2023; 

 

 WHEREAS, in accordance with the State Environmental Quality Review Act (SEQRA), 

the proposed action as described is considered an Unlisted action; and 

 

  WHEREAS, Pursuant to Section 617.7(c) of the SEQRA regulations, the Town Board 

undertakes the following analysis when determining whether there are any significant adverse 

environmental impacts requiring a Positive Declaration under SEQRA: 

(1) To determine whether a proposed Type I or Unlisted action may have a 

significant adverse impact on the environment, the impacts that may be 

reasonably expected to result from the proposed action must be compared 

against the criteria in this subdivision. The following list is illustrative, not 

exhaustive. These criteria are considered indicators of significant adverse 

impacts on the environment: 

(i) a substantial adverse change in existing air quality, ground or 

surface water quality or quantity, traffic or noise levels; a 

substantial increase in solid waste production; a substantial 

increase in potential for erosion, flooding, leaching or drainage 

problems; 

(ii) the removal or destruction of large quantities of vegetation 

or fauna; substantial interference with the movement of any 

resident or migratory fish or wildlife species; impacts on a 

significant habitat area; substantial adverse impacts on a 
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threatened or endangered species of animal or plant, or the 

habitat of such a species; or other significant adverse impacts to 

natural resources; 

(iii) the impairment of the environmental characteristics of a 

Critical Environmental Area as designated pursuant to section 

617.14(g) of this Part; 

(iv) the creation of a material conflict with a community's 

current plans or goals as officially approved or adopted; 

(v) the impairment of the character or quality of important 

historical, archeological, architectural, or aesthetic resources or 

of existing community or neighborhood character; 

(vi) a major change in the use of either the quantity or type of 

energy; 

(vii) the creation of a hazard to human health; 

(viii) a substantial change in the use, or intensity of use, of land 

including agricultural, open space or recreational resources, or 

in its capacity to support existing uses; 

(ix) the encouraging or attracting of a large number of people to 

a place or places for more than a few days, compared to the 

number of people who would come to such place absent the 

action; 

(x) the creation of a material demand for other actions that would 

result in one of the above consequences; 

(xi) 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; or 

(xii) two or more related actions undertaken, funded or approved 

by an agency, none of which has or would have a significant 

impact on the environment, but when considered cumulatively 

would meet one or more of the criteria in this subdivision. 

 

 WHEREAS, on October _, 2023, based on an extensive review of the record consisting of 

the application, subsequent revisions to the application, the additional information submitted by the 

applicant and the applicant’s consultants, the public and the public’s professional representatives, 

Town Staff and consultant reports, and the Full Environmental Assessment Form dated September 

16, 2022 (“EAF”) as revised throughout this process, the Town Board made an initial determination 

that there are no potential significant adverse environmental impacts from the Proposed Action that 

have not already been addressed by the Applicant, and pursuant to Part 617 of the Regulations 

pertaining to SEQRA, determined that they would adopt a Negative Declaration of Environmental 

Significance and requested that the Town Planning Director and Town Counsel prepare a formal 

resolution. 

 

 NOW THEREFORE IT IS HEREBY RESOLVED THAT, after due discussion and 

deliberation, the Town Board, as Lead Agency, has identified all relevant areas of environmental 

concern and potential impacts arising from the Proposed Action, as considered in light of the Concept 

Plans, the completed Environmental Assessment Form, and all the aforementioned documentation, 

recommendations, professional guidance, and public comment.  Having assessed those potential 

impacts under the criteria set forth in 6 NYCRR § 617.7(c), the Town Board hereby determines there 

are no significant adverse environmental impacts associated with the Proposed Action and proposed 

Project.  Therefore, preparation of an Environmental Impact Statement is not required for the reasons 

stated in the attached Negative Declaration as appended hereto; and 

 

IT IS FURTHER RESOLVED THAT, this Resolution and the attached Negative 

Declaration, shall constitute the Town Boards’ evaluation of the magnitude and importance of 
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project impacts and reasons in support of the determination of significance required under Part 3 

of the EAF;  

 

IT IS FURTHER RESOLVED THAT, based on the foregoing findings, the Proposed 

Action will result in no significant adverse impacts on the environment, and, therefore, an 

environmental impact statement need not be prepared. Accordingly, this Negative Declaration is 

issued. 

 

IT IS FURTHER RESOLVED THAT, in the event that a proposed application for a NG-

Zero Special Permit is submitted that is materially different than as set forth in the Concept Plans, 

or is determined to have environmental impacts that were not considered as part of the instant 

environmental review, that a further environmental review and a revised environmental 

determination will be required with respect to such application.  

VOTE:  AYES   

             NOES   







PROPOSED RESOLUTION DECLARING INDIGENOUS PEOPLES’ DAY 
 
WHEREAS, after 11 Italian immigrants were violently and unjustly lynched in New Orleans in 
1891, President Harrison created Columbus Day in 1892; and 
 
WHEREAS, Columbus Day was meant to acknowledge this tragedy as well as the prejudice and 
discrimination experienced by Italian immigrants; and 
 
WHEREAS, Columbus Day is an opportunity to honor the often-overlooked contributions and 
achievements made by Italian Americans to this country, far beyond the painful legacy of 
Christopher Columbus; and 
 
WHEREAS, the Town of New Castle seeks to recognize and celebrate these contributions, as 
well as the hope of the American dream; and  
 
WHEREAS, at the same time, the Town of New Castle recognizes the historical and cultural 
significance of the indigenous peoples of the Americas, who have inhabited these lands, 
including those now known as New Castle, for millennia before the arrival of European settlers; 
and  
 
WHEREAS, the Town of New Castle’s Hamlet of Chappaqua is said to trace its name to the 
Native American tribes who farmed the area and called the area “Shepequa," often translated as 
“a place where nothing is heard but the rustling of the leaves in the wind;” and  
 
WHEREAS, the Town of New Castle acknowledges the broader national and global importance 
of honoring and respecting the diverse indigenous cultures and contributions to the world; and 
 
WHEREAS, the Town of New Castle acknowledges that indigenous peoples have made 
significant contributions to the broader society, including their knowledge, culture, art, and 
traditions; and 
 
WHEREAS, the Town of New Castle acknowledges that indigenous peoples have faced 
historical injustices, dispossession, and discrimination, and that it is essential to promote 
awareness and understanding of these issues; and 
 
WHEREAS, the Town of New Castle believes in the importance of fostering inclusivity, 
diversity, and multicultural appreciation among its residents; and 
 
WHEREAS, the Town of New Castle recognizes that celebrating Indigenous Peoples’ Day is an 
opportunity to educate our community about the contributions of indigenous Peoples’ to the 
world and to promote the values of respect and empathy;  
 



NOW, THEREFORE, IT IS HEREBY RESOLVED, that the Town of New Castle hereby 
declares the second Monday in October as Indigenous Peoples’ Day, to be observed annually, 
beginning October 9, 2023, as an expression of solidarity with indigenous Peoples’ around the 
world and to raise awareness about their cultures, history, and contributions; and be it further 
 
RESOLVED, that the Town of New Castle encourages its residents to learn about and 
appreciate indigenous cultures, history, and contributions and encourages schools, businesses, 
and community organizations to recognize Indigenous Peoples’ Day and take steps to educate 
their members about the history and contributions of indigenous peoples; and be it further 
 
RESOLVED, that the Town of New Castle reaffirms its commitment to promoting inclusivity, 
diversity, and multicultural appreciation among its residents. 



MEMO: Town Administrator Shapiro and Town Board 

FROM: Commissioner Carey 

DATE: September 14, 2023 

RE:  Authorization to Purchase Fire Alarm Components, and Engineering and Start-up  
  Services from ARCO Protection Services, Inc. 

 

 We are requesting authorization to purchase fire alarm components, and engineering and 
start-up services from ARCO Protection Services, Inc. for the amount of $36,849.19.  Attached, 
please see quote 20230043, dated September 13, 2023 from ARCO and requisition.   

 The quote obtained totals the cost to be $53,725.24, however, because we are able to 
perform the installation in-house, ARCO will deduct the labor cost of $16,876.05.  Choosing 
Alternate #1 from page five of the quote, Schedule A – Payment Schedule and Alternate Pricing 
is the most economical option. 

 Under the OGS Contract Award 23150, Group 77201, ARCO Protection Services, Inc. 
will provide fire alarm system materials, electrical materials, technical labor, and engineering 
services to install a complete building fire alarm system for DPW.  The quote provided the labor 
cost for an electrician to perform the installation of the alarm system.  We are proposing to have 
our in-house Master Electrician perform this installation work, thus saving the Town $16,876.05.  
This in-house work will include running the conduit and wire, along with device installation.   

 Thank you for your consideration. 

 

         ________________________ 
         Bart Carey 
 
 
 
 
BC: jg 
 
 
Attachments 
 
 
cc: Assistant Commissioner Castello  























































































From: Jill Shapiro
To: Lauren Cascone
Subject: Fwd: Chappaqua Farmers Market Approved - Request to NC for Electric Vehicle Showcase on Sat 9/23 in Parking

Lot
Date: Friday, September 22, 2023 11:54:31 AM

Sent from my iphone please excuse typos

Begin forwarded message:

From: Ben Serebin <ben@reefsolutions.com>
Date: September 22, 2023 at 10:01:46 AM EDT
To: Jill Shapiro <JSHAPIRO@mynewcastle.org>
Cc: Tiffany White <twhite@mynewcastle.org>
Subject: RE: Chappaqua Farmers Market Approved - Request to NC for
Electric Vehicle Showcase on Sat 9/23 in Parking Lot

﻿
Hi Jill,
 
I spoke with NCPD and the event will be postponed due to the rain until the potentially
approved next date. I’ve alerted the Farmers Market too.
 
Thank you,
-Ben
 

From: Jill Shapiro <JSHAPIRO@mynewcastle.org> 
Sent: Wednesday, September 20, 2023 3:38 PM
To: Ben Serebin <ben@reefsolutions.com>
Cc: Tiffany White <twhite@mynewcastle.org>
Subject: Re: Chappaqua Farmers Market Approved - Request to NC for Electric Vehicle
Showcase on Sat 9/23 in Parking Lot
 
I will need to check with the town board next week 

Sent from my iphone please excuse typos
 

On Sep 20, 2023, at 3:33 PM, Ben Serebin <ben@reefsolutions.com>
wrote:

﻿

mailto:JSHAPIRO@mynewcastle.org
mailto:lcascone@mynewcastle.org
mailto:ben@reefsolutions.com


Hi Jill,
 
Mother Nature now is showing a decent amount of rain all day Sat. Sigh.
Rain is 60% likely at 5am, and then 80% by 9am, and increasing. 2 things:
 

1. I plan to delay the postpone decision to Fri in case weather changes
if we proceed Sat. I’ll confirm on Fri AM the plan.

 
2. If we postpone, I checked the NC calendar (screenshot below) and

nothing is planned for 10/14, is that an option for the town? I
spoke with Wendy and they approved the potential rain date
10/14.

 
Thank you,
-Ben
 
<image001.png>
 
 

From: Ben Serebin 
Sent: Wednesday, September 20, 2023 2:04 PM
To: Jill Shapiro <JSHAPIRO@mynewcastle.org>
Cc: Tiffany White <twhite@mynewcastle.org>
Subject: RE: Chappaqua Farmers Market Approved - Request to NC for
Electric Vehicle Showcase on Sat 9/23 in Parking Lot
 
Great, thanks!
 
-Ben
 

From: Jill Shapiro <JSHAPIRO@mynewcastle.org> 
Sent: Wednesday, September 20, 2023 1:45 PM
To: Ben Serebin <ben@reefsolutions.com>
Cc: Tiffany White <twhite@mynewcastle.org>
Subject: RE: Chappaqua Farmers Market Approved - Request to NC for
Electric Vehicle Showcase on Sat 9/23 in Parking Lot
 
Yes- it was approved at last nights’s meeting.
 
Jill Simon Shapiro
Town Administrator 
Town of New Castle
200 South Greeley Avenue
Chappaqua, NY 10514
Please note my new phone number and  email address:
Office: (914) 238-4742 cell: 914.656.1365

mailto:JSHAPIRO@mynewcastle.org
mailto:twhite@mynewcastle.org
mailto:JSHAPIRO@mynewcastle.org
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JSHAPIRO@MYNEWCASTLE.ORG
 
 
 
 
 
 

From: Ben Serebin <ben@reefsolutions.com> 
Sent: Wednesday, September 20, 2023 1:19 PM
To: Jill Shapiro <JSHAPIRO@mynewcastle.org>
Cc: Tiffany White <twhite@mynewcastle.org>
Subject: RE: Chappaqua Farmers Market Approved - Request to NC for
Electric Vehicle Showcase on Sat 9/23 in Parking Lot
 
Hi Jill,
 
Eager to know if the Electric Vehicle showcase was approved for this Sat
9/23? I’ve lined up the drivers, but have been holding off on more
marketing until I know.
 
Thank you,
-Ben Serebin
646-319-9051
 

From: Ben Serebin 
Sent: Friday, September 15, 2023 1:54 PM
To: Jill Shapiro <JSHAPIRO@mynewcastle.org>
Cc: Tiffany White <twhite@mynewcastle.org>
Subject: RE: Chappaqua Farmers Market Approved - Request to NC for
Electric Vehicle Showcase on Sat 9/23 in Parking Lot
 
Thanks for clarifying. I eagerly await the response on 9/19 or 9/20.
 
Thank you,
-Ben
 

From: Jill Shapiro <JSHAPIRO@mynewcastle.org> 
Sent: Friday, September 15, 2023 1:47 PM
To: Ben Serebin <ben@reefsolutions.com>
Cc: Tiffany White <twhite@mynewcastle.org>
Subject: Re: Chappaqua Farmers Market Approved - Request to NC for
Electric Vehicle Showcase on Sat 9/23 in Parking Lot
 
You need permission from the town board-it is on the next agenda 9/19
for approval 

mailto:JSHAPIRO@MYNEWCASTLE.ORG
mailto:ben@reefsolutions.com
mailto:JSHAPIRO@mynewcastle.org
mailto:twhite@mynewcastle.org
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Sent from my iphone please excuse typos
 
 

On Sep 15, 2023, at 12:14 PM, Ben Serebin
<ben@reefsolutions.com> wrote:

﻿
Hi Jill,
 
I’ve gotten approval from Chappaqua Farmers Market and
NCPD pending your approval to run an Electric Vehicle
Showcase next Sat 9/23. Can you please advise?
 
I’ve attached the original attachments and emails below
showing approval from CFM and NCPD.
 
Thank you,
-Ben Serebin
646-319-9051
 

From: Ben Serebin 
Sent: Friday, September 15, 2023 10:18 AM
To: Frank Hrotko <FHROTKO@mynewcastle.org>
Subject: RE: Chappaqua Farmers Market Approved - Request
to NC for Electric Vehicle Showcase on Sat 9/23 in Parking
Lot
 
Hello Lt. Hrotko,
 
Thank you. If we get the green light (it is a car show) from
the administrator will she alert you, or should I follow up?
Couldn’t resist with the joke.
 
Thank you,
-Ben Serebin
646-319-9051
 

From: Frank Hrotko <FHROTKO@mynewcastle.org> 
Sent: Thursday, September 14, 2023 8:11 PM
To: Ben Serebin <ben@reefsolutions.com>
Subject: RE: Chappaqua Farmers Market Approved - Request
to NC for Electric Vehicle Showcase on Sat 9/23 in Parking
Lot

mailto:ben@reefsolutions.com
mailto:FHROTKO@mynewcastle.org
mailto:FHROTKO@mynewcastle.org
mailto:ben@reefsolutions.com


 
Ben,
 
I was forwarded your email from our general patrol account.
If this event is permitted by the town, we will accommodate
with making sure the area is clear for the event.
 
Thank you,
 
Lt. Frank J. Hrotko I Patrol Division
Town of New Castle Police Department
200 South Greeley Avenue
Chappaqua, NY 10514
914-238-2546
Fhrotko@mynewcastle.org
<image001.png>
 

From: Patrol <PATROL@mynewcastle.org> 
Sent: Thursday, September 14, 2023 6:40 PM
To: Frank Hrotko <FHROTKO@mynewcastle.org>
Subject: FW: Chappaqua Farmers Market Approved -
Request to NC for Electric Vehicle Showcase on Sat 9/23 in
Parking Lot
 
 
 

From: Ben Serebin <ben@reefsolutions.com> 
Sent: Thursday, September 14, 2023 4:04 PM
To: Patrol <PATROL@mynewcastle.org>
Cc: Jill Shapiro <JSHAPIRO@mynewcastle.org>
Subject: FW: Chappaqua Farmers Market Approved -
Request to NC for Electric Vehicle Showcase on Sat 9/23 in
Parking Lot
 
CAUTION: This email originated from outside of the organization. Do
not click links or open attachments unless you recognize the sender
and know the content is safe.
 
Hello NCPD,
 
I emailed Jill on Tue AM requesting approval for this event
(Sat 9/23 AM) since Wendy Thomas of the Chappaqua
Farmers Market approved (screenshot of email
conversation) Drive Electric Westchester to have a portion of
the parking spaces for an Electric Vehicle Showcase

mailto:Fhrotko@mynewcastle.org
mailto:PATROL@mynewcastle.org
mailto:FHROTKO@mynewcastle.org
mailto:ben@reefsolutions.com
mailto:PATROL@mynewcastle.org
mailto:JSHAPIRO@mynewcastle.org


(promote EV ownership) as described below. We previously
ran an event with SAB in June 2023 in the same space. I
spoke with Kent Thomas as well re: this event.
 
Can you advise if this would be approved pending response
from Jill Shapiro (cc) and emailed below?
 
Thank you,
-Ben Serebin
646-319-9051
 
<image002.jpg>
 

From: Ben Serebin 
Sent: Tuesday, September 12, 2023 9:54 AM
To: JSHAPIRO@mynewcastle.org
Subject: Chappaqua Farmers Market Approved - Request to
NC for Electric Vehicle Showcase on Sat 9/23 in Parking Lot
 
Hi Jill,
 
We spoke back in October 2022 when the Chappaqua
Farmers Market (CFM) & Drive Electric Westchester had
planned and then sadly we had to cancel due to weather the
Drive Electric event. CFM approved last night an Electric
Vehicle Showcase for Sat 9/23 (details below) and told me to
request approval from you and NCPD. The plan is to run the
same size Electric Vehicle Showcase on Sat 9/23. If
necessary, we could cut down the size of the parking, but it
would be safer to close off the entire section (labeled EV
Show in yellow) similar to how I organized with SAB for the
June 2023 Electric Vehicle event as per the “2023 Market
Layout Contract…PDF”. I eagerly await your decision and any
questions.
 
When
Sat 9/23, 8am – 1pm
 
What is required
Posted No Parking Signs Day Before event
Closed off parking in EV Show section with parking
barricades to keep vehicles out during the time.
 
Any questions, I’m available via email or phone.
 

mailto:JSHAPIRO@mynewcastle.org


Thank you,
-Ben Serebin
646-319-9051
 

From: Ben Serebin 
Sent: Tuesday, September 5, 2023 6:43 PM
To: Wendy Rubin (wendylew22@gmail.com)
<wendylew22@gmail.com>
Subject: Electric Vehicle Showcase Chappaqua Farmers
Market on Sat 9/23 in Parking Lot
 
Hi Wendy,
 
I’d like to revisit running the Electric Vehicle event we had
originally planned last year but it was cancelled due to
weather twice (Sept & Oct 2023). I co-organized a very
popular/successful Electric Vehicle showcase event with
Chappaqua New Castle SAB in June 2023 in the parking lot of
the Chappaqua Train Station as noted in the attached PDF. I
would like to run an EV event in the same closed off parking
area (Kent of SAB’s PDF of the Market Layout is attached) on
Sat Sept 23, 2023 (this is during the Global Drive Electric
Week) which is a week before the Book Festival and 2 weeks
after the Community Day. I included a screenshot of the
New Castle Calendar below as well.
 
I’m hoping to run an Electric Vehicle Showcase event on Sat
Sept 23, 2023 from 8am – 1:30pm.
 
Recap of Previous Email I’ve Sent
Purpose of this email is in the past I’ve run (City Captain) for
this showcase event for Drive Electric Week (Plug In
America, Sierra Club, etc) event promoting EV ownership)
event.
https://driveelectricweek.org/
 
Overall Plan:

1. I select about 6-10 EVs (varied ones maybe 2 Tesla 3/Y
since they’re very popular) to come and allow people
to sit/look at their EVs and have a table handing out
EV information. My kids like to do this too you’ll see in
the pics.

2. We get a lot of interest and walking around the EVs,
so I’m a bit nervous of people walking around cars in a
busy parking lot. I’d like to cone off an area of 5-8 EVs

mailto:wendylew22@gmail.com
mailto:wendylew22@gmail.com
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fdriveelectricweek.org%2f&c=E,1,2DDKrBmTiTV4UP26f4x4piC_uA2UwwBZdYMJex-4MH-FuI6ei8aKRBaYa77JhYvok0DftT3BYdTKQSUB4FAoqdhtu1yuPdksJplaZE5xs9fSevLPCMrifJoLjA,,&typo=1


with about 4-5’ around them.
3. I would have 1 EV parked per about 1.5 spots wide.

So, 2 EVs per 3 spots so people can easily walk around
the EVs with the doors open.

4. Looking to do this on Saturday Sept 23 from 8am –
1:30pm. I would have the drivers show up around
7:30-8am.

5. We only give away information. No money nor is
anything sold.

6. If approved, I would promote the event and organize
all the drivers/etc. More people would attend the
farmers market due to this event.

7. Same Parking Area would be closed off that we did
with SAB

 
Any questions or thoughts, let me know.
 
If I should reach out to someone else, let me know who.
 
Thank you,
-Ben Serebin
646-319-9051
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