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June 15, 2021 

 

Via Email: csaracino@mtpleasantny.com  

 

Town of Mount Pleasant Planning Board 

One Town Hall Plaza 

Valhalla, NY 10595 

 

Re: Proposed Residential Subdivision at 715 Sleepy Hollow Road 

 

Dear Members of the Planning Board: 

 

I respectfully write to urge you to issue a positive declaration for the proposed residential 

subdivision at 715 Sleepy Hollow Road in Briarcliff Manor (proposed project) and to require 

preparation of an environmental impact statement (EIS). 

 

As you are aware, the proposed project site lies within the Pocantico Lakes and Watershed 

Critical Environmental Area (CEA) in the larger Hudson River Watershed.  Riverkeeper is a 

member-supported watchdog organization that protects and restores the Hudson River from 

source to sea and safeguards drinking water supplies through advocacy rooted in community 

partnerships, science and law.  Accordingly, we have a commitment to review proposed 

development projects that have potential to adversely impact surface water resources in CEAs 

and elsewhere in the Hudson River Watershed. 

 

For a residential subdivision in a designated CEA, the New York State Environmental Quality 

Review Act (SEQRA) requires the lead agency to consider the project’s potential environmental 

impacts on the CEA during the determination of significance for Type I and Unlisted Actions.  

The 31-unit proposed project is an Unlisted Action under SEQRA with potentially significant 

adverse water quality impacts on Pocantico Lake and its surrounding watershed CEA. 

 

The applicant’s steep slope analysis illustrates that the project site is characterized by extensive 

steep slopes with nearly half the site (47.01%) having slopes equal to or greater than 15% and 

nearly one-fifth of the site (18.60%) having slopes greater than 35%.  Steep slopes pose 

challenges not only during construction but also under post-development conditions.  The 

removal of trees and other existing vegetation, in combination with the addition of impervious 

surfaces on access roads, rooftops of 31 residential units, their driveways and appurtenances, will 

compromise natural infiltration of stormwater and increase runoff.  The increased volume and 

velocity of stormwater runoff from steep slopes also increases erosion, which can transport 

suspended sediment to Pocantico Lake and other surface water features on and off the project 

site. 
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A residential cluster development by itself is contrary to the exceptional or unique character for 

which the Pocantico Lakes and watershed CEA was designated; compounding the character 

impact with the removal of natural vegetation, polluted stormwater runoff, erosion gullies and 

sedimentation of watershed lakes and streams would further degrade the exceptional or unique 

CEA character.  For these reasons, a positive declaration and an EIS review of the proposed 

project are warranted.  Construction phasing, stormwater modeling calculations, sizing and 

positioning of proposed stormwater basins and sediment and erosion controls must be subject to 

informed public review and comment to determine whether impacts to surface water quality and 

other environmental features will be avoided or minimized and adequately mitigated pursuant to 

SEQRA requirements.  As lead agency for the proposed project in the Pocantico Lakes and 

Watershed CEA, you have a responsibility to issue a positive declaration when making your 

determination of significance. 

 

Thank you for your consideration of the important water quality issues in the Pocantico Lakes 

and Watershed CEA. 

 

Sincerely, 

 

 
William Wegner 

Staff Scientist 

 

Riverkeeper 

20 Secor Road 

Ossining, NY 10562 

914-396-8326 

wwegner@riverkeeper.org 
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Charles J. Sanders 
Attorney at Law 

29 Kings Grant Way 
Briarcliff Manor, New York 10510 

Phone: 914 366 6642 / Fax: 347 558 9658  
Email: cjs@csanderslaw.com 

 
     
Licensed to Practice: 
New York  
California 
Washington, DC  
Supreme Court of the United States 

         August 30, 2021 
  
 
Via Electronic Delivery and Express Mail 
Chairman Michael McLaughlin 
& Town Planning and Zoning Board Members 
Town of Mt. Pleasant  
One Town Hall Plaza  
Valhalla, NY 10595 United States (by email and post)  
 
Re: 715 Sleepy Hollow Road-- Proposed Residential Subdivision of 31 Housing Units 
 
Dear Chairman McLaughlin and Planning Board Members: 
 
I am a private citizen residing in the Town of Mount Pleasant at the above address. 
My home is situated below the dam and spillway on the south end of Pocantico Lake.  
 
I am writing today to fully endorse the legal positions and conclusions set forth in 
correspondences delivered recently to the Town of Mount Pleasant Planning and Zoning Board 
(“Planning Board”) concerning the above noted matter by fellow town resident Ted Sabety.  I 
also wish to respectfully augment his comments as follows: 
 

1. The Concept of “Significance” in Regard to Potential Adverse Environmental 
Impact 

 
In New York State, SEQRA §617.7 sets forth a considerable but non-exhaustive list of criteria 
for a lead agency to utilize in determining whether a full Environmental Impact Statement (EIS) 
and further environmental assessments are required by law to be conducted prior to the rendering 
of a decision regarding the admissibility of any proposed building project such as the one under 
consideration.  That is especially true regarding projects that may have significant negative 
impact on habitats designated by the State of New York as Critical Environmental Areas 
(CEAs).  The Pocantico Lake Watershed was designated as a CEA more than thirty years ago 
due to its “exceptional and unique character” as a wetland, which is today more evident than 
ever. 

Under the law, to require an EIS for a proposed action, a lead agency must determine that the 
action may include the potential for at least one significant adverse environmental impact. To 



determine that an EIS will not be required for an action, the lead agency must determine either 
that there will be no adverse environmental impacts or that the identified adverse environmental 
impacts will not be significant.  

In determining “significance,” criteria to be considered include but are not limited to: 

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; 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 threatened or endangered 
species of animal or plant, or the habitat of such a species; or other significant adverse 
impacts to natural resources;  the impairment of the environmental characteristics of a 
critical environmental area…; the creation of a material conflict with a community's 
current plans or goals as officially approved or adopted; the impairment of the character 
or quality of important historical, archeological, architectural, or aesthetic resources or of 
existing community or neighborhood character; a major change in the use of either the 
quantity or type of energy; the creation of a hazard to human health; 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; 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; the creation of a 
material demand for other actions that would result in one of the above consequences; 
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 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.  

I submit to the Planning Board that the building project under consideration can be said not only 
to include the potential for at least one significant adverse environmental impact listed above, 
but also to represent a reasonable likelihood for the occurrence of nearly every single one of the 
adverse environmental impacts listed above whether individually or cumulatively, and others that 
include the aesthetic impact not only the lake but on the appeal of the Town of Mount Pleasant as 
a whole. 
 

2. Photographic Documentation and Site Visit 
 
In order to demonstrate to the Planning Board the validity of the conclusion stated immediately 
above as a matter that is obvious to any reasonable observer with the naked eye, I have 
undertaken to photographically record the life of the lake over a period of the past several 
months.  I implore you to take the less than seven minutes necessary to watch the slide show that 
can be accessed at https://www.youtube.com/watch?v=nzI2VF1xraw, to visit the lake and see 



for yourselves the gem of nature that this building project will imperil, and to act accordingly in 
its protection. 
 

3. Presentation of Petitions 
 

Of equal importance to the Planning Board’s deliberations on this matter, I wish to inform and 
give notice to the Planning Board members that hundreds of residents of Mount Pleasant and its 
surrounding areas have signed petitions urging that a full environmental review under SEQRA 
be undertaken prior to any decisions being made concerning this project.  My neighbors and 
colleagues are in possession of such petitions (both physical and electronic), and are immediately 
ready, willing and able to deliver them to the Planning Board in whatever form the Planning 
Board determines it desires to received them.  Please inform me at your earliest convenience 
how such delivery should be effectuated, including whether the board wishes to receive paper 
copies or originals of the physical petitions, or whether electronic delivery will suffice. 
 
Thank you very much for your consideration of the points, information and questions presented 
herein, and for understanding how important the issue of Saving Pocantico Lake is to thousands 
of residents of the Town of Mount Pleasant, Briarcliff Manor, and all of Westchester County.   
 
 
Respectfully submitted, 

 
Charles J. Sanders 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

August 28, 2021 

To: Town Planning and Zoning  

Town of Mt. Pleasant  

One Town Hall Plaza 

Valhalla, NY 10595 

United States  

(by email and post) 

  

Re:   715 Sleepy Hollow Road 31 residential proposed subdivision, 715 

Sleepy Hollow Road, Briarcliff Manor, NY 10510 

 

Dear Chairman Michael McLaughlin and Planning Board Members, 

My name is Ted Sabety and I am a resident of  Mt. Pleasant, New York.  I live 

about 1 mile from Pocantico Lake.  My residential address is in the tax record at 

town hall.   

 

I am writing again because I have discovered that the Town of Mt. Pleasant duly 

adopted in 1987 a position  that (i) development around Pocantico Lake  would 

inevitably be environmentally destructive  and (ii) the Town Supervisor request 

the NY DEC to purchase the site.  This position gave rise to Pocantico Lake 



County Park.   This resolution on the record means a positive declaration and 

EIS must be made as a matter of law.   In addition, admissions made by Zappico 

Real Estate Development, LLC that it will blast and grade in or around a 

Critical Environmental Area further supports a positive declaration and EAS 

finding.  I review each of these points below: 

 

A.  Past Actions by the Town Board and Planning Board Require a Positive 

Declaration and EIS.  

 

1.  Resolution No. 426-87, adopted by the Town Board on December 8, 1987 

states that “WHEREAS, the Town Board and the Planning Board have 

previously recognized that Pocantico Lake is an environmentally sensitive 

area.....”  Further, it states that “... development around the reservoir site [i.e. 

Pocantico Lake] and on its watershed would inevitably produce 

contamination during the building process and thereafter.”  Exhibit A to this 

letter. 

 

2. Letter by Vincent M. Valenti, Supervisor to the NY DEC dated December 9, 

1987, states that “Both the Town Board and the Planning Board of Mt. 

Pleasant have recognized that development around the reservoir site would 

inevitably produce contamination during the building process itself and 

thereafter, from toxins contained in pesticides, herbicides, petroleum by-

products and other surface runoff.”  Exhibit B to this letter. 



 

The implications of these statements are clear.   The  State Environmental 

Quality Review 6 NYCRR Part 617(c)  (as amended January 1, 2019, referred 

to herein as “SEQRA”), recites a list of  “criteria”  each of which individually 

are “indicators of significant adverse impacts on the environment” which is the 

basis for requiring a full EIS study before any permit is issued.  Without any 

demonstration that no significant impact would occur, the Planning Board 

cannot issue a negative declaration. §617.7(a).  One “criteria” in support of a 

positive declaration is “the creation of a material conflict with a community's 

current plans or goals as officially approved or adopted;” §617.7 (c )(1)(iv)    

Given that the Town itself “officially adopted” the position that “development 

around the reservoir site would inevitably produce contamination during the 

building process itself and thereafter”, the inevitable  and logical conclusion is 

that the development proposed by Zappico Real Estate Development, LLC 

along the steep slopes over the lake must at least “...include the potential for at 

least one significant adverse environmental impact.” §617.7(a).  The Town 

Board already has determined that  “contamination” of the lake is  an  

“inevitable” result of “development around [Pocantico Lake].”   This was after a 

study that included experts  advising the Board. See Exhibit B.  

“Contamination” is “at least one significant adverse environmental impact.”   As 

a result, the Planning Board must issue a positive declaration and commence a 

thorough Environmental Impact Study of this proposed development in order to 

comply with SEQRA. §617.7(a).   



 

B:  Zappico’s Submissions Admit That it Will Invade or Impact a CEA,  which 

Further Reinforces a Positive Declaration and EIS Inquiry. 

 

1. SEQRA at §617(c)  recites another criteria that indicates that the project 

“may have a significant adverse impact on the environment...”  That criteria 

is “the impairment of the environmental characteristics of a critical 

environmental area [CEA] ....” §617(c)(1)(iii).     Zappico admits that there 

is a CEA on the property. 715 Sleepy Hollow Road Full EAF pg. 12.   

Reviewing the “Comprehensive Site Analysis 715 Sleepy Hollow Road, 

Briarcliff Manor, NY 10510” dated January 7 2021 (submitted May 21, 

2021, referred to as the “CSA”)  reveals several admissions relevant here.   

Page 22 of the CSA claims that “There are no geologic features on the site 

other than rock outcroppings towards the rear of the site, the cluster layout 

proposes homes up front along the road avoiding the rock.”  Zappico’s 

submissions contradict this statement.1   The CEA in question is along the 

slopes above the lake where the rock outcroppings are located. Exhibit C.    

Yet Zappico’s submissions admit to the extensive earth moving and blasting 

that will occur at these rock outcroppings at the top of the slope.   Page 94 of 

the CSA states: “Disturbance of rock outcrops is by means of explosives....”   

Page 94 reveals that “Chipping and blasting are expected....”  Page 95: 

“Topsoil will be stripped from the disturbed areas....”  It is clear that 

 
1 In fact, the admission by Zappico that there are “rock outcroppings” along the current driveway of the property 

contradicts Zappico’s statement that there is “No Ridge Line on Site.” See CSA Pg. 93.   



“explosives” applied to “rock outcroppings” in or bordering the CEA and 

further “stripping” “may include the potential for” “impairment of the 

environmental characteristics of a critical environmental area.” §617(a); 

§617(c)(1)(iii). This calls for a positive declaration and an EIS. 

 

2. The “715 Cluster Plan – Signed” reveals even more of a problem.  The rock 

outcroppings are located about 25-35 feet east of the current driveway on the 

property. See the photos at Exhibit D.  The photographs of Exhibit D show 

that the eastern side of the rock outcroppings and current driveway are at the 

top of the steep slope leading down to the lake.  Yet examination of the 

blueprint submitted as the “715 Cluster Plan” shows that the foundation of 

the houses themselves are located east of where the rock outcroppings are 

located at the top of the steep slopes.  Applying the scale shown in the plan 

drawing along the indicated eastern edge of the existing driveway shows 

that the rock outcroppings are located between where the current driveway 

is indicated and the indicated location of the new house foundations.  See 

Exhibit E..  These houses will have driveways, which supports the 

conclusion that the new roadway and house foundations will be on re-graded 

land (after blasting the rock outcroppings) with a retaining wall whose foot 

is on the steep slope leading to the lake.   

 

It is worth noting that  the CSA at  Page 93 admits that there will be 

“regrading” and that “the cut and fill on site has been graded so that slopes 

are rounded and smooth and there are no sharp angles.”  Page 94 admits that 



“Ground cover will not be disturbed more than 15 days prior to site 

grading.”  This corroborates what the 715 Cluster Plan indicates: the 

Zappico proposal is to invade the steep slopes above the lake by blasting the 

rock outcroppings, stripping the topsoil and regrading and putting in 

retaining walls. This is the only way to pour a foundation located east of 

where the rock outcroppings are located, i.e. at  the top of the steep slope 

leading to the lake.     Excavating and grading the  “rock outcroppings” in or 

bordering the CEA  in order to pour foundations and build retaining walls 

for 7 houses is likely to, let alone “may include the potential for” 

“impairment of the environmental characteristics of a critical environmental 

area.” §617(a); §617(c)(1)(iii). This calls for a positive declaration and an 

EIS. 

 

Sincerely Yours, 

 

Ted Sabety 
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August 30, 2021 
 
Mr. Michael McLaughlin 
Planning Board Chair 
Town of Mount Pleasant 
One Town Hall Plaza 
Valhalla, NY 10595 
 
Dear Chairman McLaughlin and Members of the Planning Board, 
 
Re:  Application for 715 Sleepy Hollow Road 
 
I respectfully request that the proposed application for 715 Sleepy Hollow Road be put on hold. 
The developers, Zappico, misrepresented themselves at the last planning board meeting and 
have shown a flagrant disregard for our local laws.  More importantly, they submitted the 
application to the planning board on June 3rd with multiple violations on the property that they 
knowingly created.  To allow Zappico’s application for 715 Sleepy Hollow Road to continue to 
move forward despite their actions is disrespectful of our Town, our laws, and our community, 
including the volunteers serving on the planning board. 
 
On July 27th, I wrote a letter to the Building inspector and copied members of the Town and 
Planning Boards complaining about illegal multifamily dwellings existing on the 715 Sleepy 
Hollow Road property.  On July 30th,  I received a telephone call from Supervisor Carl Fulgenzi.  
Supervisor Fulgenzi confirmed that there were in fact numerous building code violations and 
illegal multi-family rentals on the 715 Sleepy Hollow Road property. 
 
Major renovations were made to the existing buildings on the property without permits or 
certificates of occupancy.  Additional kitchens were installed in two of the buildings and drywalls 
were placed in hallways and over doors to create separate apartments and prevent access 
between the apartments. The rentals created by these modifications were blatantly advertised 
on Zillow and hotpads.com. This was happening simultaneously to Zapico’s submission of their 
application for development and presentation about this property to the Planning Board in June.   
 
At the August 5th planning board meeting, when you shared my letter with one of the Zappico 
representatives, the following exchange occurred: 
 
Chairperson McLaughlin: Well let me ask you directly: Are you hosting some sort of a dormitory in that 
building?  
Zappico: No  
Chairperson: Are you hosting a multifamily- 
Zappico: I believe there was an existing multifamily on the structure- 
Chairperson: No, no, no, no. Are you hosting a multifamily? If it's existing- existing with an approval?  
Zappico: there was a pre-existing multi family structure on the property to the best of my knowledge 
that's all that I know about it. I am really not involved with that project other than the subdivision.  



 

 
In direct response to your question, the Zappico representative told you there was a ‘‘pre-
existing multi family structure on the property’ which is not true: Zappico created the multi-family 
units without getting permits, seeking variances, or even having a certificate of occupancy. 
When Zappico purchased the property there was an estate house, a caretaker house, and a 
pool house.  When they submitted the subdivision application on June 3rd to this planning board 
there were two families living in each of the buildings, with two kitchens, two front doors, etc, 
that did not exist before.  In fact, they were in the process of renovating the pool house without a 
permit when the situation was brought to your attention. 
 
The person speaking at the planning board meeting is a representative from Zappico.  By the 
August 5th meeting, Zappico had already been cited by the Town of Mount Pleasant Building 
Department for multiple violations on the property including illegal multi-family dwellings.  
Planning Board Chairman McLaughlin deserved a straight answer to his questions. Certainly, at 
the time of the August 5th meeting, they knew the issues they were cited for without having to 
“review a letter”. 
 
Zappico should not be permitted to misrepresent their activities at planning board meetings and 
have such callous regard for our laws and representatives.  They are seeking to change the 
landscape - literally- of our community while intentionally violating our Town Code.  
 
While presenting themselves as community minded and sensitive to the environment, Zappico 
was conducting illegal activity on their property.   In light of the fact that Zappico presented to 
the Planning Board while they were in knowing violation of basic zoning laws and building code 
regulations, the application should not move forward without a full public accounting of the 
status of the buildings on the 715 Sleepy Hollow Road property 
 
Finally, the development they are proposing is highly impactful to the watershed, wildlife and 
traffic, and could change the nature of a County Park. At this point, every aspect of their 
application should require independent verification since they have demonstrated through their 
actions to be an unreliable source of accurate information. 
 
The Town of Mount Pleasant Planning board must necessitate a full SEQR when the application 
is resumed in order to ensure independent reviews and studies assessing the potential adverse 
impacts of their proposed development.  
 
I appreciate your consideration of my comments. 
 
Sincerely, 
 
Maureen Petry 
 748 Sleepy Hollow Road 



 

Copy to:  Town Supervisor Carl Fulgenzi, Trustees Laurie Rogers Smalley, Thomas Sialiano, 
Jerry Schulman, Jr., Danielle Zaino,  Planning Board Chair, Michael McLaughlin, Members Joan 
Lederman, Jane Abbate, John Piazza, James Collins, Patsy Fucale 
 
 
 
 
 



September 2, 2021 
Dear Chairman McLaughlin and Members of the Planning Board, 
 
We attended the June 3, 2021 Zoom meeting concerning the application by Zappico to 
subdivide the 36 acre property across the street from my house. At the beginning of the 
meeting, the Chairman summarized an article written by David Brooks, a well know author at 
the New York Times. His point, we believe was to prepare those in attendance ‐presumably not 
all familiar with the structure of the meeting and application process‐ that not everyone would 
be satisfied with the end result of this anticipated lengthy process. He also stressed that the 
Board was there to work for the town and its residents. 
 
As you are all aware, there is great concern from the community concerning the proposed 
development because of its unique location adjacent to one of our most beautiful county lakes 
and the effects it may have on its environment and appearance. We do not believe this 
application should proceed without a full environmental impact statement. 
 
Additionally, there is separate but arguably greater concern based on Zappico’s actions leading 
up to, and their statements made during the meeting. There was confusion about the property 
and house being constructed at 705 Sleepy Hollow Rd., which is adjacent to Zappico’s proposed 
development. The questions came initially from one of the Board members and later on from a 
neighbor who shares a border with that property. By the end of the meeting, those questions 
went unanswered and the confusion remained causing frustration. Although, we did not 
independently verify this information, we have been told by several neighbors the property in 
question was developed and sold by Zappico. 
 
With our concerns in mind, I expect that prior to the next meeting the Board will research and 
confirm the above information. At the next meeting, please facilitate a discussion to clarify the 
relationship between the two properties and Zappico’s involvement. If in fact Zappico was 
involved with the development at 705 Sleepy Hollow Rd., we feel that they were deceitful at 
best, and at worst lied to both the Board and the attendees. If there is documented proof, 
Zappico should be held accountable. 
 
Based on the first meeting and the information we have learned since, I do not believe Zappico 
is operating in a trustworthy fashion. During the course of this application and potential 
development we should all expect transparency, accuracy and trusted relationships. So far this 
this application has not been consistent with any of the above expectations. David Brooks starts 
his article dated June 10, 2021 that “distrust is a cancer eating away at our society”. We 
understand that in the end not everyone will be satisfied, but we should all be able to trust 
Zappico and the process of their proposed development. 
 
Respectfully, 
Collin & Adrienne Breen 
752 Sleepy Hollow Rd.  
Briarcliff Manor 
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Brian Zappi

From: Carolyn Saracino <csaracino@mtpleasantny.com>
Sent: Monday, September 20, 2021 3:10 PM
To: Brian Zappi; Brandon Zappi
Subject: FW: Environmental Impact Statement request 

See comments for 715 Sleepy Hollow Road, please confirm receipt. 
 
 
Thank you,  
Carolyn 
 

From:  
Sent: Friday, September 17, 2021 7:18 PM 
To: Carolyn Saracino <csaracino@mtpleasantny.com> 
Cc: Save Pocantico <savepocanticolake@gmail.com> 
Subject: Environmental Impact Statement request  
 

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. 

 
 

Town of Mount Pleasant Planning Board  

One Town Hall Plaza, Valhalla, NY 10595  

September 8, 2021 

 

Dear Chairperson Michael McLaughlin and Members of the Planning Board:  

In our 12 years residing at 55 Old Sleepy Hollow Road, we have witnessed the impact of climate change and overdevelopment in our very own 
backyard. Through the years, we have watched our slice of heaven, a lush dense forest, come falling down, each year becoming a bit more sparse 
than the last.  

Our first encounter with a large storm during our stay here was with Hurricane Katrina, where a huge tree, possibly around 100 years old came 
crashing down, roots vertical in the air. Since then, this has become a much more frequent occurrence as the years have gone by. Most notably, 
with the incredible amount of rain and wind that has come over the past few months, in particular the remnants of Ida, the trees have been easily 
uprooted, leaving the soil more susceptible to saturation and run‐off. As a result, throughout the years, there has been a visible change in our very 
own backyards, the lake has risen to a higher level more frequently, rushing into our own yards seeping into our tree line. While we would not 
categorize the rise as life threatening from the distance of our house, the mere fact that this change is evident since our moving in 12 years ago, 
alarming at the least. 

At the moment, only 7 houses overlook the Pocantico Lake Park on our side. The current proposal for 31 subdivision homes at 715 Sleepy Hollow 
Road calls for 42 acres of forest to be cut down to accommodate for the new construction. Our concern is for the impact that will have on the 
environment. It is, to us, unfathomable the effect that 31 additional houses to the Pocantico Lake might have. The demolition of the trees and 
therefore the habitat could devastate what this part of town has to offer. And many many people have come to seek the tranquility of the trails 
since lockdown. 

Before anything moves forward, we are asking you to require a Full Environmental Impact Statement under SEQR to be done on the development 
at 715 Sleepy Hollow Road.  

Thank you for the consideration. 

Sincerely, 
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Residents of 55 Old Sleepy Hollow Rd, Briarcliff Manor, NY 10510 

 
 



Town of Mount Pleasant Planning Board
One Town Hall Plaza
Valhalla, NY 10595

September 13, 2021

Dear Chairperson Michael McLaughlin and Members of the Planning Board:

Having lived in Mt Pleasant for 30 years and having served both on the Planning Commission
and Village Board of Pleasantville, I appreciate the pressure of developers and their legal and
professional teams to push forward large scale proposals without a full Environmental Impact
Statement.

If ever there was a development that needs a full Impact Statement it is the proposed
subdivision development at 715 Sleepy Hollow Road.

The Pocantico Lake County Park is one of the small gems in an ever more developed part of
Westchester. It is absolutely unique. Adjacent to the Rockefeller State Park and Preserve, it is a
refuge for people and a safe place for a wide variety of animal life. It also helps protect the
water of Pocantico River (reservoir) and the Pocantico River as it flows into the Hudson.

In a time of climate change, every municipality has both a legal and moral obligation to treat
open space as an important piece of the puzzle that can  save not just our earth but help avoid
enormous future costs from flooding, the loss of fresh water, pollution, and the impact of global
heating.

But even if one disputes those issues, we should preserve the relatively untouched lake and
park for us and future generations. Look at the legacy of the other parks in our broader
community. It is those that make Mt Pleasant and Westchester unique.

Housing 32 families is simply not worth the potential loss of the fresh water, habitat for our
remaining local wildlife, degradation of the adjacent State Preserve downstream from the lake,
and one of the few remaining oasis for residents of Mt Pleasant and the area to renew and
refresh themselves in nature. Simply put, ransoming the future for relatively few tax dollars
would be a mistake.

All of these issues will come out by requiring a full Environmental Impact Statement. If the facts
speak to the benefits of a subdivision over leaving the area as it is, then you can vote with full
knowledge of the environmental risks.



In closing, since the application for development at 715 Sleepy Hollow Road will have a
significant adverse environmental impact on Pocantico Lake County Park, I am asking you to
require a Full Environmental Impact Statement under SEQR. I would like an opportunity for this
planning board to hear and consider my concerns at a public hearing as this process continues
and before any decisions are final.

Thank you for considering this request.

Sincerely,
Malcolm and Susan Netburn
64 Farm Road
Briarcliff Manor, NY 10510

Cc: Mt. Pleasant Council Members



September 15, 2021 

Town of Mount Pleasant Planning Board  

One Town Hall Plaza 

Valhalla, NY 10595  

Dear Chairperson Michael McLaughlin and Members of the Planning Board:  

I am writing to request that you require a full Environmental Impact Statement before allowing any 

development at 715 Sleepy Hollow Road. This proposed subdivision would be adjacent to and visible 

from the Pocantico Lake County Park.  It seems to me that a subdivision of this size and magnitude 

would be harmful to this park that is and should remain a refuge for the thousands of residents and 

the visitors to our area.   

My family and I are a 17-year resident of Briarcliff Manor.  We have all enjoyed using the park over 

the years. We fish in the lake and hike the public trails on a regular basis. Pocantico Lake County 

Park is one of the prettiest county parks in Westchester, with magnificent trees, variety of birds and 

wildlife, and the tranquility of the lake.  

The proposed development at 715 Sleepy Hollow Road will likely destroy all or much of the beauty 

that the Pocantico Lake County Park provides.  That one day we could be looking at a subdivision 

rather than nature when we hike on the County Park public trails is distressing. The developer’s 

proposed removal of over one million square feet of forest is devastating. Such a vast tree removal 

will permanently alter the wildlife on the lake and the view to those using the County Park, and 

result in stormwater runoff that will devastate the water quality in the lake and its marine life.  

Tree canopies capture water before it hits the ground. How much more water will run into the lake 

because of this tree canopy loss? Will the additional water hitting the cliffs increase erosion of the 

steep slopes, which are protected by the CEA and town code? Should the town allow such a loss of 

trees when they help filter pollution and capture carbon? 

Since the application for development at 715 Sleepy Hollow Road will have a significant adverse 

environmental impact on Pocantico Lake County Park, I am asking you to require a Full 

Environmental Impact Statement under SEQR. I trust the planning board will consider my concerns 

at a public hearing as this process continues and before any decisions are final.  

Thank you for considering this request.  

Sincerely, 

Joel Sendek 

199 Hirst Road 

Briarcliff Manor, NY 10510 
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Brian Zappi

From: Carolyn Saracino <csaracino@mtpleasantny.com>
Sent: Friday, September 17, 2021 2:40 PM
To: Brian Zappi; Brandon Zappi
Subject: FW: Request for Full Environmental Impact Study - 715 Sleepy Hollow Road

Hi Guys, Please see comments below for your 715 Sleepy Hollow Application. 
 
Please confirm receipt. 
 
Thank you,  
Carolyn 
 

From: Nancy Golodetz <nrogers32@icloud.com>  
Sent: Friday, September 17, 2021 12:39 PM 
To: Carolyn Saracino <csaracino@mtpleasantny.com> 
Subject: Request for Full Environmental Impact Study ‐ 715 Sleepy Hollow Road 
 

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. 

 
September 17,2001 
 
Dear Chairman McLaughlin and Members of the Mt. Pleasant Planning Board: 
 
My husband and I have been residents of MT. Pleasant for over thirty-five  years.  We have been reviewing the Board 
videos, developers' presentations,  Mt Pleasant Envision Plan and, investigating the numerous issues raised by concerned 
residents and irreversible ecological impact of this construction.  We feel strongly that there is much more to 
investigate.  We all need to ensure that the negative impacts of this proposed development are comprehensive,  publicly 
assessed, and include all mitigations for Pocantico Lake, the County Park, the Pocantico Water Shed, Critical 
Environmental Area, Pocantico River and all associated areas from Rockefeller Preserve  to Kingsland Point Park, where 
the Pocantico River discharges into the Hudson River.  
 
We applaud the Planning Board’s “Envision” plan and its update currently underway.  It is a great roadmap against which 
to evaluate the proposed developers' plans.  There are several goals in the plan that remain to be addressed:  
 
- Mitigate flooding impacts and negative impacts of stormwater runoff. Do we really feel the plans address today’s 
climate reality after Ida? (Goal 4-6)  
- Preserve and enhance mature tree cover (Goal 4-29) 
- Connect existing fragmented habitat to create larger corridors of protected land in forest cover (Goal 4-19) 
- Permanently preserve important open spaces. (Goal 4-1) 
- Consider including density reduction provisions for development activity within very steep and excessively steep slopes. 
(Goal 4-17)  
 
Many relevant natural environmental issues have been raised and we agree these need much closer assessment.  We have 
two additional concerns. The “Envision” plan includes two important goals: “minimize noise pollution” and “make sure 
the streets are safe for motorists, pedestrians, and bicyclists”. 
 
Based on the application, the developer is proposing that the construction will last  2 years, 6 days a week.  Per the 
Envision plan, “noise is defined as any loud, discordant or disagreeable sounds that interfere with quality of life.”  Not 
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only will all neighbors surrounding this property, including Rosecliff,  find this construction interfering with their quality 
of life, but all of us along the route of the construction traffic will have our quality of life disrupted for years.  We moved 
here for the quiet and peace, not to listen to the sounds of 31 homes being constructed for 2 years, 6 days a week.  This 
will also impact hikers in the Preserve and the Pocantico Lake trail in the County Park. 
 
We are also concerned about increased traffic and, in our opinion, the traffic impact study submitted by the developer is 
inadequate.  In the 6/3/2021 Board presentation, the developers said they had conducted traffic impact studies for 9A and 
117.  I took a closer look at the their Comprehensive Site Analysis (not an easy task by the way).  Not only was 117 or 9A 
not included in their site analysis, the studies done are incomplete.The traffic impact study was done at only two 
intersections:1)Sleepy Hollow Road and Long Hill Road East and 2)Sleepy Hollow Road & Old Sleepy Hollow Road 
Extension. There are other roads impacted by a development of this size which must be evaluated for peace and safety.   
 
We live at 816 Sleepy Hollow Road, between Old Sleepy Hollow Road Extension and Route 9.  We, and our neighbors, 
anticipate that the traffic on this route will increase significantly with this development.  This is the most direct route to 
several key services and commercial establishments in high demand including Metro North (Scarborough Station),Stop ’n 
Shop,  Starbucks, and CVS.  We have experienced what a detour on 117 or 9 can cause in terms of car traffic on these 
Sleepy Hollow Road routes. These  country roads are very narrow, winding, and do not have sidewalks. When there is an 
increase in traffic and speed of the cars and trucks, it becomes extremely challenging and dangerous to walk or bike the 
road.  
 
- The turn onto Route 9 could also be an issue with  more cars.  This is a difficult turn. Will there be a need for a traffic 
light at that intersection?   This needs to be evaluated. 
 
- Another  intersection that needs evaluation is at Old Sleepy Hollow Road Extension & County House Road.  It is already 
difficult and scary; surely construction equipment and increased traffic will increase the danger of this and other 
residential intersections in our neighborhood.  This needs to be evaluated. 
 
- As construction is underway, what routes will  the equipment, trucks, etc will use?  Will the equipment come off of 
Route 9 or another route or multiple routes? Are there prescribed roads for this type of equipment?  
 
We need to make sure we have a comprehensive, independent, and public review of  all  the potential negative fallout and 
mitigations to protect what we have in the most responsible way.  We are urging the Board to make a “positive 
declaration” and conduct a full SEQR Environmental Review of the proposed 31 home subdivision development at 715 
Sleepy Hollow Road, Mt Pleasant, NY. 
 
Sincerely, 
 
Nancy and Mark Golodetz  
816 Sleepy Hollow Road 
Briarcliff, NY.    10510 
 
Cc. MT Pleasant Council Members:  Laurie Smalley, Thomas Sialiano, Jerry Schulman, Jr, Danielle Zaino 



 
September 17, 2021 
 
By email: csaracino@mtpleasantny.com  
 
Mr. Michael McLaughlin. Chair 
  and members of the Planning Board 
Town of Mount Pleasant 
One Town Hall Plaza 
Valhalla, NY 10595 
 
Subject:  Meadows of Briarcliff Manor 

715 Sleepy Hollow Road 
Application # 21-01 

 
Dear Mr. McLaughlin: 
 
It is our understanding that on Monday evening September 20th the Planning Board will be considering  
a motion for confirmation of Lead Agency and for Determination of Significance for subdivision 
application # 21-01. This action involves the proposed subdivision of a 36.82-acre residential lot into 31 
residential lots called "Meadows at Briarcliff." Scenic Hudson is concerned that development of this 
parcel adjacent to Pocantico Lake may adversely impact water quality in both the Lake and Pocantico 
River and result in adverse impacts on Pocantico Lake County Park. We are unable to attend the 
meeting, but respectfully request that our letter be read into the record on the meeting. 
 
According to the New York State Department of Environmental Conservation, the Pocantico Lake 
Watershed Property was dedicated in 1990 as a Critical Environmental Area (CEA) due to its 
exceptional or unique character.1  The potential impact of any Type I or Unlisted Action on the environmental 
characteristics of the CEA is a relevant area of environmental concern and must be evaluated in the 
determination of significance prepared pursuant to SEQRA.2 Therefore, the Planning Board as lead agency 
must specifically consider how this proposed project might affect the qualities of the Pocantico Lake 
Watershed Property CEA. This CEA designation thus ensures that exceptional or unique features are 
not overlooked during SEQRA, and that any potentially harmful impacts to them are evaluated. CEA 
designation is intended to encourage more proactive planning and design to conserve critical 
resources, avoid hazards, and keep track of “big picture” issues like habitat connectivity and watershed 
protection.3  
 
 

 
1 https://www.dec.ny.gov/permits/6184.html  
2 6 NYCRR § 617.14 (g) (4) 
3 https://www.dec.ny.gov/docs/remediation_hudson_pdf/ceafactsheet.pdf  

mailto:csaracino@mtpleasantny.com
https://www.dec.ny.gov/permits/6184.html
https://www.dec.ny.gov/docs/remediation_hudson_pdf/ceafactsheet.pdf


 
 
 
The development of this site has the potential to introduce erosion, sedimentation and non-point 
source pollution from fertilizer, pesticides, and automotive fluids into this watershed. Further, the Lake 
is the focal point of a the 164-acre Pocantico Lake County Park, which is used by the public for hiking, 
nature  study, and other forms of recreation. Development of the subject parcel may also result in 
visual impacts on park’s viewshed. Finally, there may be environmental impacts to habitat, vernal 
pools, and flora and fauna on the subject parcel, as well as the surrounding area, including Pocantico 
Lake and the County Park. 
 
For these reasons, Scenic Hudson urges the Planning Board to issue a Positive Declaration regarding 
this action and require an Environmental Impact Statement in order to identify all potential impacts 
and evaluate alternatives that would avoid, minimize or mitigate impacts  
 
Please place Scenic Hudson on a list of Interested Parties in order that we may be apprised of meetings 
and other deadlines related to this application. We submitted a FOIL request today and look forward to 
receiving the application in order that we can more fully understand the implications of potential 
development of this site. 
 
Thank you. 
 
Sincerely, 
 
 
 
 
 
Jeffrey Anzevino, AICP 
Director of Land Use Advocacy 
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Brian Zappi

From: Carolyn Saracino <csaracino@mtpleasantny.com>
Sent: Monday, September 20, 2021 3:10 PM
To: Brian Zappi; Brandon Zappi
Subject: FW: 715 Sleepy Hollow Road / Zappi destruction

See comments for 715 Sleepy Hollow Road, please confirm receipt. 
 
Thank you,  
Carolyn 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From:  
Sent: Friday, September 17, 2021 8:23 PM 
To: Carolyn Saracino <csaracino@mtpleasantny.com> 
Subject: 715 Sleepy Hollow Road / Zappi destruction 
 
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. 
 
 
Chairman McLaughlin and Members of the Mt. Pleasant Planning Board, 
 
I am writing to respectfully ask for a Full Environmental Impact Statement under the State Environmental Quality Review 
Act (SEQR) regarding the proposed development of 715 Sleepy Hollow Road.  In my opinion, it is an extremely 
concerning proposal to destroy a delicate environment, by a corrupt developer and one which is inconsistent with the 
beauty of the area. 
 
I am a longtime resident of the neighboring property and have for years enjoyed the "Critical Environmental Area" (as 
designated as such by the County itself).  It is home to many wildlife, fish and birds, and is a unique gem in our area.  The 
proposed removal of forest and imposition of infrastructure would change this forever. 
 
I have observed the work done by Mr Zappi and the 709 Sleepy Hollow Road lot (adjacent), in which he has frequently 
breached his obligations: started work without permit, taken down markers of designated wetlands, operated heavy 
machinery and moved dirt and trees within feet of those wetlands, operated outside of his allowed hours ‐ including on 
Sundays and holidays ‐ and threatened local residents who challenge them.  Multiple complaints have been made to 
both the Briarcliff and Mt Pleasant towns ‐ and associated police departments.  How many have been investigated, and 
what action has been taken? 
 
Please provide careful consideration to avoid the destruction of this precious area 
 
Regards 
 
Daniel P Warnier 
 
917‐653‐9778 
 
689 Sleepy Hollow Road 
Briarcliff, NY 10510 



To: Chairman Michael McLaughlin and Members of the Mt. Pleasant 

Planning Board 

CC: Mt. Pleasant Councilmembers Laurie Smalley, Thomas Sialiano, Jerry 

Schulman, Jr., and Danielle Zaino 

 

Healthy ecosystems provide us with clean water and air, food security and 

pollinators, and materials we need to build shelter. Water, food, and 

shelter are the basic necessities we need to survive. Natural areas, which 

take decades to mature, are constantly stressed by development, 

resource extraction, pollution, and invasive species. Degraded ecosystems 

cannot preform these services and cannot support life as well as healthy 

ones, so we must be careful about how we interact with nature. 

Importantly, the mature forest over 100 years old in question for 

development deserves enough respect to be assessed before it is 

destroyed. And the development is in a watershed, near a lake! Potential 

runoff and pollution from this development could contaminate the water. 

If we contaminate the water, we poison the land and ourselves. A full 

SEQR review should be completed before a shovel goes anywhere near 

the soil. The iNaturalist project of the area shows so much biodiversity, 

which is often used as an indicator for ecosystem health. More needs to 

be known about this land before it is demolished! It was designated a 

“Critical Environmental Area” by the County in the 1990s! We must 

protect healthy, intact ecosystems for our own sake, for the sake of future 

generations, and in appreciation of nature.  

 

Ryan Goolic 

Invasive Species Manager 

Concerned Resident of the Lower Hudson Valley 



Charles J. Sanders 
Attorney at Law 

29 Kings Grant Way 
Briarcliff Manor, New York 10510 

Phone: 914 366 6642 / Fax: 347 558 9658  
Email: cjs@csanderslaw.com 

 
     
Licensed to Practice: 
New York  
California 
Washington, DC  
Supreme Court of the United States 

         September 18, 2021 
  
 
Via Electronic Delivery 
Chairman Michael McLaughlin 
& Town Planning and Zoning Board Members 
Town of Mt. Pleasant  
One Town Hall Plaza  
Valhalla, NY 10595 United States (by email and post)  
 
Re: 715 Sleepy Hollow Road—Presentation of Petitions Advocating Both Full SEQR 
Review and Other Important Considerations 
 
Dear Chairman McLaughlin and Planning Board Members: 
 
Further to my letter to the Planning Board dated August 30, 2021, the purpose of this 
communication is to provide copies to the Board of the signed petitions referenced in that prior 
letter. These petitions express the support of the signers for a full SEQR review and other 
important considerations regarding the proposed 715 Sleepy Hollow Road cluster sub-division 
proposal. To date, nearly 500 residents of Mount Pleasant and approximately the same number of 
persons living outside of the Town but residing principally within Briarcliff Manor and 
Westchester County (a total of over 900 persons) have signed the physical documents.  I 
anticipate the delivery of many more signatures to the Planning Board over the coming weeks, 
including further details concerning on-line petition signers as noted below. 
 
Obviously, the proposed sub-division has generated a significant public outcry from those 
alarmed by the strong possibility of substantial harm being caused by the proposed project to 
adjacent public lands, wildlife and other properties, including the community’s precious 
Pocantico Lake County Park. Those well-grounded concerns resulted in the collection by 
community volunteers of the physical signatures, gathered principally within the Mt. Pleasant 
geographic area.   A copy of the 900-plus petition signature documents are electronically 
attached in two labeled batches. 
 
Specifically, residents signed the following statement with regard to the proposed development 
at 715 Sleepy Hollow Road. 
 

By signing your name and address below you are asking the Mt. Pleasant Planning Board 
to make a positive SEQR declaration and that: 
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(i) the planned development must not move forward until all the potential, negative 
impacts on Pocantico Lake, our County and Town Parks, Rockefeller State Park, and the 
surrounding watershed can be publicly examined and fully considered; 
 
(ii) all reasonable alternatives are considered and mitigation measures adopted; 
 
(iii) all evaluation and permitting procedures under state and county laws are followed; 
  
(iv) there is full public participation and transparency; and 
 
(v) there will be no significant, adverse environmental effects on Pocantico Lake, our 
County and Town Parks, Rockefeller State Park and the surrounding watershed.  

 
In addition to the physical petitions, an online petition has already garnered 974 signatures (see, 
https://www.change.org/p/the-town-of-mount-pleasant-demand-a-full-seqr-review-of-the-
proposed-31-home-development?fbclid=IwAR0fHUBmQkjZ-
DwFqgkZliQw_Fl5M9ogGftzscqF6BcFDjH1B2LT0_n4q48).  While some of these online 
signatures may be duplicative of those collected in-person, the outpouring of opposition to the 
proposed development is evident from comments some of these online visitors left on the 
Facebook group page “Save Pocantico Lake,” which may be found at 
https://www.facebook.com/groups/1669775573411266.  That Facebook group has 387 members, 
to date.   
 
Members of the public have also voiced their opinion against allowing this proposed 
development to irreparably harm Pocantico Lake County Park in letters to the editor in the local 
newspaper, The Examiner.  Links to representative examples of these letters, published over the 
course of this past summer, are listed immediately below. 
 
https://www.theexaminernews.com/letter-to-the-editor-proposed-subdivision-at-pocantico-lake-park-would-degrade-a-
county-jewel/ 
 
https://www.theexaminernews.com/letter-to-the-editor-officials-must-protect-county-park-from-development/ 
 
https://www.theexaminernews.com/pocantico-lake-park-31-home-subdivision-would-be-a-mistake/ 
 
https://www.theexaminernews.com/mount-pleasant-must-protect-pocantico-lake-park-from-development/ 
 
https://www.theexaminernews.com/pocantico-lake-is-a-treasure-that-should-not-be-developed/ 
 
https://www.theexaminernews.com/pocantico-lake-development-is-a-resource-for-all-of-westchester-county/ 
 
\https://www.theexaminernews.com/pocantico-lake-must-be-protected-from-development/ 
 
Given the widespread public support for the principle that the Mt Pleasant Planning Board 
should do everything in its power to prevent and mitigate against significant adverse 
environmental impacts of the proposed project to develop over 30 homes at 715 Sleepy Hollow 
Road, the Planning Board is respectfully urged to be responsive to these community 
concerns.  That process should include but not be limited to full transparency and electronic 
public access to all submissions concerning this matter, and the holding of public hearings at 
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which residents may voice their concerns in person.  As the Planning Board has expressed on 
numerous occasions to the public’s great appreciation, transparency and public involvement are 
the cornerstones of effective local government, and essential to the application of the SEQR 
statute in particular. 
 
Thank you for your kind consideration.  As always, questions and requests for further 
information are welcomed. 
 
 
Sincerely, 

 
Charles J. Sanders 
 
 
 
 



 

 

PETITION TO   

SAVE POCANTICO LAKE  
 

Pocantico Lake County Park is under threat from a proposed real estate development 
that will  irrevocably blight its shoreline. 

 
In 1990, Westchester County designated Pocantico Lake and its surrounding shores, 
cliffs and wildlife as one of Westchester’s most Critical Environmental Areas 
(CEA).  Despite that designation, a subdivision of nearly three dozen houses on the 
shoreline of Pocantico Lake County Park  is now being proposed by a developer at 715 
Sleepy Hollow Road, Mt. Pleasant, NY. This development is likely to increase water 
pollution into the lake, destroy wildlife habitat, ruin a county park that represents one of 
the last, remaining county watershed wilderness areas enjoyed by thousands of 
Westchester residents and damage Rockefeller State Park downstream.   
 
We need to act now! The Mt. Pleasant planning board is currently deciding whether or 
not this proposed development should be subject to a full environmental review under 
NYS State Environmental Quality Review Act (SEQR), a review that would help 
minimize negative environmental consequences that this development will undoubtedly 
bring.  The developer, on the other hand, opposes the requirement of a full 
environmental impact statement (EIS) pursuant to SEQR, and is seeking to avoid public 
scrutiny.     
 
DEMAND A FULL SEQR ENVIRONMENTAL REVIEW OF THE 

PROPOSED 31- HOME SUBDIVISION DEVELOPMENT AT 715 
OLD SLEEPY HOLLOW ROAD, MT. PLEASANT, NY. 

 
MAKE YOUR VOICE HEARD! 

 
By signing your name and address below you are asking the Mt. Pleasant Planning 
Board to make a positive SEQR declaration and that: 
 
(i) the planned development must not move forward until all the potential, negative 
impacts on Pocantico Lake, our County and Town Parks, Rockefeller State Park, and 
the surrounding watershed can be publicly  examined and  fully considered; 
(ii) all reasonable alternatives are considered and mitigation measures adopted;  
(iii) all evaluation and permitting procedures under state and county laws are followed; 
(iv) there is full public participation and transparency;  and 
(v)  there will be no significant, adverse environmental effects on Pocantico Lake, our 
County and Town Parks, Rockefeller State Park and the surrounding watershed.   
 

For more information, go to www.savepocanticolake.org 
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Statement of: 
 

Jeffrey Anzevino, AICP 
Director of Land Use Advocacy 

Scenic Hudson, Inc. 
 

Town of Mount Pleasant 
Planning Board 

 
Meadows at Briarcliff Cluster Subdivision 

715 Sleepy Hollow Road 
Application # 21‐01 

 
October 18. 2021 

 

 
 
Good evening. My name is Jeffrey  Anzevino, Director of Land Use Advocacy for Scenic Hudson. 
 
Founded in 1963 to save iconic Storm King Mountain from a destructive industrial project, Scenic 
Hudson is credited with launching the modern grassroots environmental movement and is now the 
Hudson Valley’s largest environmental organization.  
 
I am here to provide scoping comments on the Meadows at Briarcliff Cluster Subdivision. We believe 
that in order for the Planning Board to take the requisite “hard look” at the potential adverse 
environmental impacts and to identify measures that would mitigate those impacts to the greatest 
extent practicable, as mandated by SEQRA, the Draft Scope should be revised to specifically reflect the 
site’s environmental, cultural, and visual sensitivity. And perhaps most importantly, the Scope must 
require that the Draft Environmental Impact Statement, or DEIS, include an examination of alternatives 
that would avoid impacts on Pocantico Lake and its watershed, which has been designated by 
Westchester County as a Critical Environmental Area. 
 
Scenic Hudson is concerned that, as proposed, the development of this parcel has the potential for 
adverse impact on water quality in both the Lake and Pocantico River, potential for downstream 
flooding in the River, and unmitigable adverse visual impacts on Pocantico Lake County Park.  As you 
know, the Lake serves as a significant potential local water source and the Park along the Lake’s shore 
is land that protects water quality, provides for passive recreation, and contributes to the area's open 
space character. 
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Scenic Hudson will submit a letter with detailed scoping comments, but this evening we’d like to focus  
on three important aspects of the Draft Scope—water resources, visual impacts, and the need to 
consider less impactful alternatives. 
 
Water Resources: the Scope Must Specifically Address Impacts to Pocantico Lake 
The Draft Scope does not address the site’s proximity to Pocantico Lake, which by virtue of its potential 
as a drinking water source, has been designated as a Critical Environmental Area. The Scope should be 
revised to specifically require the identification of potential impacts to the Lake and its watershed and 
then propose potential mitigation measures to address those impacts.  
 
Visual Resources: the Scope Must Identify Specific Requirements to Assess Visual Impacts  
The Scope must be strengthened to identify the adverse visual impacts of the proposed homes when 
viewed from the Lake and County Park. The DEIS must include a Visual Impact Analysis to help the 
Planning Board understand the nature and extent of visual impact of the proposed homes on what is 
now a wooded hillside rising from the lake. The Visual Analysis should include photographs of the 
existing wooded slope, and corresponding computer‐generated visual simulations showing how the 
homes would look from the Lake and Park. 
 
The photos and simulations should be made from important vantage points from the Park’s trails and 
the Lake itself. Scenic Hudson staff recommends these vantage points: 1) the bridge at the north end of 
the lake; 2) the shoreline fishing access site; 3) the dam at the south end of the lake and 4) a location 
on the lake’s surface representing the view of a person in a kayak. The Planning Board should work 
with local residents to ensure that other vantage points, as appropriate, are included. 
 
The Scope should also include proposed mitigation of the adverse visual impacts, and assess the 
mitigation’s effectiveness. Based on the development site’s topography and its proximity to the Lake 
and Park, Scenic Hudson believes the adverse visual impacts may be unmitigable if the 31‐unit cluster 
project were to be built as proposed. We believe that the best way—and, indeed, perhaps the only 
way—to avoid, reduce or mitigate adverse visual impacts would be by removing or relocating homes 
from the eastern portion of the site. This should be addressed by including in the Scope two additional 
alternatives. I’ll describe them now. 
 
Alternatives: Should be Revised to Require Study of Additional Alternatives  
The Draft Scope contains just three alternatives, the required “Conventional Layout” consisting of 31 
single family residences; the proposed 31‐unit “Conservation Layout;” and the required “No Action 
Alternative.”  
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In order for the DEIS to provide a reasonable range of alternatives and sufficient information for the 
Planning Board to consider whether there are alternatives that would minimize or avoid adverse 
environmental impacts, the Scope should include two additional alternatives.  
 
First, the Scope should include an alternative with a redesigned 31‐lot “Conservation Layout” 
configured with lots 5‐12 moved away from the top of the slope above the Lake, where they would be  
most visible. Obviously, the size of the lots would need to be smaller. And second, we recommend that 
the Scope include a smaller, 23‐lot “Conservation layout” with lots 5‐12 removed from the plan 
altogether. 
 
Again, given the relationship between the Lake, Park and the steep slopes rising to the rear of 
proposed homes on 8 of the lots—and the potential for adverse visual impacts on a County Park—we  
believe that the DEIS must examine these two additional alternatives. 
   
The Proposed Conservation Easement is Problematic 
The Cluster Subdivision proposes conservation easements on each individual lot, but this would most 
likely present an untenable situation for any qualified Land Trust or other appropriate entity because it 
would result in 31 separate easements that would each need to be monitored annually.  
 
As a result, we suggest that as part of the two alternatives we described, a separate parcel should be 
created consisting of all proposed conserved lands—the steep slopes along Pocantico Lake; the area 
around the wetland at the southeastern portion of the site; and also, a 100’ wide buffer along the top 
of the slope so that the new homes would not be seen from the Lake or the Park.  
 
This new parcel should be conveyed to Westchester County or another willing conservation entity to 
serve as an extension of Pocantico Lake Park. This would help mitigate adverse impact on existing 
views and on water quality. The expanded park would also provide an amenity for residents of the 
Meadows at Briarcliff as they’d be able to walk from their homes directly into the Park. 
 
Scenic Hudson appreciates the opportunity to present these comments on the Draft Scope. Additional, 
more detailed scoping comments will be provided in writing before the close of the comment period. 
   
Thank you. 
 











































































































































Town of Mount Pleasant Planning Board 
One Town Hall Plaza 
Valhalla, NY 10595 
 
Dear Chairman McLaughlin & Members of the Planning Board, 
 
  My name is Josh DiPaola and while I am not a resident to the town of Mount Pleasant, I 
am currently employed within the area as an environmental conservationist. Prior to my 
professional experience in conservation, I accumulated nearly a decade’s worth of experience 
working at an international investment bank. To this end, I feel that I may have developed some 
objective perspective regarding the inevitable conflicts between economics and 
environmentalism, as well as the challenges to establishing reasonable compromises between the 
two. 

 Upon being informed about the proposed development at 715 Sleepy Hollow Road in 
Briarcliff Manor, my inherent thoughts did not necessarily default to resolute opposition. Instead, 
I strongly suggest that the review of this proposition be preceded by, or be contingent upon the 
findings of an objective, full environmental impact statement (FEIS). It is my opinion that this 
FEIS should be meticulously conducted in a way that evaluates the potential risks, or benefits, 
associated with the conversion of potentially sensitive wildlife habitat into anthropogenic utility. 
I would like to emphasize that it is imperative to objectively perform this type of due-diligence 
prior to establishing a 31-unit development, such as the one disclosed within this proposal. 
Failure to do so could both displace and degrade the integrity of ecosystems in the immediate 
area, which not only supports wildlife, but citizen stakeholders in the broader community as 
well. Less than two miles from this proposed development, I have personally documented the 
presence of focal, threatened, and endangered species of wildlife, including Eastern box turtles, 
American kestrels, bobcat, wood thrush, and bobolinks. All of the aforementioned fauna, in 
additional to numerous others within the area, rely on undisturbed and unfragmented habitats to 
persist. I admittedly have concerns that this development, if approved, could greatly compromise 
protected and unprotected tiers of biotic biodiversity.   

Furthermore, as this development is proximate to the Pocantico Lake aquatic system, as 
well as its accompanying riparian zones, there should be some objective review as to how 
anthropogenic changes could compromise downstream water quality. The Pocantico Lake feeds 
into the Pocantico River, which ultimately discharges into the Hudson River. Thus, manipulating 
the upstream aquatic basin could alter broader downstream systems, presenting cascading 
impacts for both wildlife and humans which use these resources. Additionally, the trees and 
native flora at the location, proximate to the lake’s shoreline, likely provide some riparian buffer 
function. In short, the sub-terranean root systems of this vegetation potentially sequesters and 
repartitions waste, pollutants, and organic accumulations that might otherwise pass directly into 
the downstream systems. The abrupt removal of this vegetation might not only result in 



significant proximate erosion to Pocantico Lake, but may also result in concerning changes to 
downstream water quality. 

Upon conducting a FEIS, two high-level ecological concepts should be considered in the 
context of this proposal, at least at a fundamental level. These concepts are species-area 
relationship (SAR) and edge effect. In short, SAR is an over-simplified way of stating that 
quantitative biodiversity of fauna and flora linearly decreases with reductions to available space 
and habitat. Abruptly transforming acres of potential habitat into a 31-unit development would 
not only imply a significant loss to the count of species found in the immediate area, but would 
also result in a loss of the ecological functions they provide. Pollinators, organic decomposers, 
seed dispersers, and opportunistic predators which control unwanted pests, such as insects or 
rodents, would likely be impacted. These byproducts would not only be detrimental in terms of 
environmental sustainability, but could also degrade the long-term economic and aesthetic value 
of the development. An additional consideration is that as previously undisturbed land becomes 
degraded through development, both the immediate land disturbed, as well as the contiguous 
land nearby, becomes subjugated to the impacts of edge-effects. The phrase edge effect can be 
simplified by stating that as habitat is changed, the ecological community edges of both the 
contiguous disturbed and undisturbed area are impaired. Thus, not only is the developed area 
impacted, but the nearby, undeveloped areas may be as well. There is also evidence to suggest 
that altering the edge of a previously undisturbed habitat has cascading impacts beyond the 
seemingly superficial changes made, so that not only the edge is impacted, but the overall 
ecosystem as well. Of particular concern is that this area seems to already be encompassed by 
current human developments, such as residential areas and a substantial road constraint (e.g. 
Route 117). If changes are made to this area and wildlife seeks to disperse as a response, I am 
concerned that there are few immediate, unobstructed relief areas. Thus, animals seeking to 
disperse might be pressured to cross roadways more frequently, possibly resulting in high 
incidents of roadkill as a byproduct.   

  Anthropogenic development is an inherent product of expanding human populations. It is 
our unequivocal responsibility, however, to carefully assess when, where, and how to 
appropriately develop land within the context of both economics and environmental 
sustainability. I strongly implore all stakeholders to this development to consider both the 
economical and environmental feasibility of doing so. I lastly caution that whilst human 
development does accommodate growing human populations, it is often a luxury to be able to 
decide where we live. Unfortunately, wildlife seeking stable habitat and shelter is not a luxury, 
but rather is an obligatory facet to their survival.  

 

Regards 

Joshua DiPaola 
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