






GOTHAM
Padriac Steinschneider

Gotham Design & Community Development Ltd.
329 Broadway

Dobbs Ferry, New York  10522

(914) 693-5093  P  Fax: (914) 693-5390
Cell (914) 906-4802  P  arch329@gmail.com

May 5, 2020

Hastings-on-Hudson Building Department
7 Maple Street
Hastings-on-Hudson, New York 10706

Re: 0 Pinecrest Parkway

Dear Mr. Minozzi, Building Inspector: 

This letter is to itemize the changes that we have made to the design of the house
proposed to be built at 0 Pinecrest Parkway since the April 16 Planning Board meeting,
as well as note how we have addressed various concerns. This letter also confirms the
documents that have been submitted in support of this application for the May 21, 2020
Planning Board meeting. 

1. The main volume of the house has been lowered in height by adjusting the split
from the entry to the first and second floors. This drops the ridge for the main
volume of the house from el.199.92 to el.199.3. This puts this ridge 8.54 feet
below the basement floor of the house to the east. It should be noted that this is a
significant reduction from the el.208.92 height of the previous design. The
elevation of the highest floor in the proposed house is at el.190.74 in the bonus
room above the garage. The existing grade elevation of the site on that side of the
house is at el.188. The second floor level in the proposed house is at el. 186.5.
The first floor level in the proposed house is at el.175.25. The ceiling of the first
floor of the house is lower than the paving in the easement.

2. The neighbor at 179 Broadway expressed concern that regrading was proposed
within the easement that provides access to his property from Pinecrest Parkway.
While the Easement Agreement does not restrict the rights of the 0 Pinecrest
Parkway property owner to regrade this area, we understand the concern and we
have limited the regrading proposed within the easement. It is very minor and does
not affect the north half of the easement. We are shifting the 184 contour line
approximately 10 feet to the north to facilitate creating a safe entry to the parking
courtyard proposed for the new house. This enables the future owner of the 0
Pinecrest Parkway property to park their cars in the courtyard and garage, instead
of in the paved easement serving 179 Broadway.

3. The owner of 177 Broadway suggested that we eliminate the bonus attic above
the garage. While this is a very minor space, eliminating it would result in the
house being too inconsequential as viewed from the street. As designed, the wall
facing the street ranges from 11 to 13 feet in height and is 22 feet wide. This is just
enough for people to be able to suspect that there is a house down the hill. This
wall is approximately 80 feet from the west wall of the house at 177 Broadway and
the height of its ridge at 201.21 is 6.63 feet below the basement floor of 177
Broadway.
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4. Hudson Engineering has provided the site engineering for this new design. This
includes the stormwater management system that controls rain water shedding
across the site. It is as extensive as the previous design, although the disturbed
site area has been significantly reduced.

5. Hudson Engineering has provided the Slopes Analysis for the revised site plan.
The percentage of the steep sloped areas disturbed still requires consideration by
the Planning Board, but it is dramatically reduced from the previous design. The
SA-1 Slope Analysis Plan indicates that 1,748 square feet of the 4,131 square feet
of the site that is sloped between 15% and 25% will be disturbed. This is 42% of
those slopes, which exceeds the 35% Code limit. The Slopes Analysis Plan also
indicates that 3,064 square feet of the 7,126 square feet of the site that is sloped
more than 25% will be disturbed. This is 43% of those slopes, which exceeds the
25% Code limit. This requires a Special Hardship Exception from the Planning
Board.

6. Aspect 120 has provided the revised landscaping design for this new design. This
also is as extensive as it was for the previous design.

7. Concern was expressed at the April Planning Board meeting as to where children
living in this house would be able to play outside. While there is a nice yard to the
west of the house, we have looked at two alternative grading plans that create a
relatively level area on the north side of the house at the basement level. Sketch
site plans for these options have been provided. These have also been evaluated
by Hudson Engineering to confirm the increase in the steep sloped area disturbed.
It is our opinion that this increased disturbance in area is deminimus in terms of
impacts on the environment, the appearance of the property, slope stability, or
stormwater runoff. If one of these alternatives is preferred by the Planning Board, it
can become the preferred design.

8. Concern was expressed at the April Planning Board meeting that the proposed
house with a total of approximately 2,800 square feet of habitable area on the two
main floor levels, excluding the garage and the basement, was large for the
neighborhood. An analysis of the houses in the neighborhood has been prepared
and provided. We contend that the size of the house proposed is fully consistent
with the neighborhood, fitting into the average/middle range.

9. It is our understanding that we will still need one variance from the Zoning Board
of Appeals for the fact that the total site coverage proposed is 39.99%, where 35%
is permitted. It should be noted that a significant factor in this coverage is the
existing paving in the easement, over which the property owner has limited control.
Without considering the paved easement, the total site coverage is 25.93%, which
is within the permitted limit. Both of these numbers has been reduced from the
numbers that we had for the April meeting. The zoning permits the house itself to
occupy 25% of the site and the house proposed has a building coverage of
16.42%.
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The following documents have been submitted with this letter for this application:

A. A set of five sheets of drawings prepared by Gotham Design & Community Development
Ltd. under the supervision of Laura Wakefield, R.A., dated as submitted to the Planning
Board May 5, 2020 including the following:

Sheet CS ”Cover Sheet, Location Maps, Design Criteria Table” dated as
revised 4/14/2020.

Sheet SP-1.1 “Site Plan” dated as revised 4/30/2020.
Sheet SP-1.2 “Floor Plans” dated as revised 4/22/2020.
Sheet SP-1.3 “Elevations” dated as revised 4/30/2020.
Sheet SP-1.4 “Building Sections” dated as revised 4/22/2020.

B. A set of two sheets of drawings prepared by Hudson Engineering & Consulting, P.C.
including the following:

Sheet C-1 “Stormwater Management and Erosion & Sediment Control Plan” dated as
revised 5/1/2020.

Sheet C-2 “Site Details” dated as issued 12/20/2019.

C. Sheet SA-1 “Slope Analysis Plan” prepared by Hudson Engineering & Consulting, P.C.
dated as revised 5/1/2020.

D. Sheet L-1 “Landscaping Plan” prepared by Aspect 120, dated 5/4/2020.

E. Sheets SP-ALT 1 and SP-ALT 2 prepared by Gotham Design & Community Development
Ltd. Dated 4/30/2020 showing alternative grading plans on the north side of the proposed
house for a play area.

F. Sheets SA-alt1 and SA-alt2 prepared by Hudson Engineering & Consulting, P.C. dated as
issued 5/1/2020 showing the calculations for the site disturbance to steep sloped areas for
the two alternatives creating a play area on the north dise of the house.

G. The Stormwater Management Plan & Drainage Analysis prepared by Hudson Engineering
& Consulting, P.C. dated as revised May 1, 2020.

H. A Response, dated May 5, 2020, to the Hahn Memorandum dated March 19, 2020
prepared by Gotham Design & Community Development Ltd., Hudson Engineering &
Consulting, P.C., and Aspect 120 Landscape Architecture.

I. A Memorandum and Steep Slope Narrative prepared by Gotham Design & Community
Development, Ltd., Hudson Engineering & Consulting, P.C., and Aspect 120 dated May 5,
2020.

J. A Neighborhood Context Report prepared by Gotham Design & Community Development
Ltd. dated May 5, 2020 that documents the size of the houses in the Pinecrest Parkway
neighborhood for comparison to the proposed house. 
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These documents replace the same that were previously submitted. Other documents
were previously submitted that remain in effect, such as the applications and the View
Preservation Report.

Thank you for your time and consideration.

Sincerely,

GOTHAM DESIGN & COMMUNITY DEVELOPMENT LTD.
Paddy Steinschneider, President 
As Agent for William Hanauer, Executor
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