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TOWN OF NEWBURGH 
PLANNING BOARD 

TECHNICAL REVIEW COMMENTS 
 

PROJECT NAME:  GARDNER RIDGE  
PROJECT NO.:   02-29 
PROJECT LOCATION:  GARDNERTOWN ROAD NEAR GIDNEY AVENUE 

SECTION 75, BLOCK 1, LOT 4.12 
REVIEW DATE:   9 JULY 2025  
MEETING DATE:  17 JULY 2025 
PROJECT REPRESENTATIVE:       THOMAS B. OLLEY, P.E. /DARREN DOCE 
 

1. The project is before the Board for extension of the conditional final approval.  The project 
received conditional final approval on 22 September 2024.  An extension was granted in February 
2025, which expires on 7 August 2025.  The Board can consider granting the applicant a 6-month 
extension from 7 August through 7 February 2026. 

 
 
Respectfully submitted, 
 

MHE Engineering, D.P.C. 
 
 
 

 
Patrick J. Hines       Michael W. Weeks, P.E. 
Principal       Principal 
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Brian T. Sinsabaugh 
bsinsabaugh@zarin-steinmetz.com  

 
Phone: (914) 682-7800 
Direct: (914) 220-9806 

 

  www.zarin-steinmetz.com 
 
 

81 Main Street, Suite 415  
White Plains, New York 10601 

 

 
July 3, 2025

 
 
 
Hon. John P. Ewasutyn 
Chairman of the Town of Newburgh Planning Board 
and Members of the Board 
21 Hudson Valley Professional Plaza 
Newburgh, New York 12550 
 

Re:  Gardner Ridge Apartments (PB #2002-29)  
Rt 32, Town of Newburgh (Section 75 Block 1 Lot 4.12) 
 

Dear Chairman Ewasutyn and Members of the Planning Board: 
 

As you are aware, this firm represents Gardner Ridge Associates LLC, the Applicant in the 
above-referenced application for Site Plan Approval, and contract vendee of the Property. The 
Conditional Final Site Plan Approval was previously extended to August 7, 2025. By this letter, 
the Applicant respectfully requests that your Board grant a second extension to allow the Applicant 
additional time to satisfy the Approval conditions.   

 
We received Conditional Final Site Plan Approval from your Board in September 2025, 

and an extension of that approval was most recently granted by your Board in February 2025 (See 
Feb. 13, 2025 Patrick Hines letter, enclosed). As that approval extension expires August 7, 2025, 
we hereby request a further extension of that approval. Our clients and engineering team are 
continuing to work with Town staff to complete each of the conditions that are pre-requisite to the 
signing of the Site Plan, and thereafter, those conditions required prior to issuance of the Building 
Permit. While this process is ongoing and not yet complete, we do expect it to be done shortly. 

 
We look forward to appearing before your Board at the July 17th meeting. In the meantime, 

please do not hesitate to contact us with any questions 
 

      Respectfully,  
 
ZARIN & STEINMETZ LLP 
 

     By:   
      Daniel M. Richmond  

Brian T. Sinsabaugh 
       
 

http://www.zarin-steinmetz.com/
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Enclosures. 
 
Copy to:  

Dominic Cordisco, Esq., Attorney to the Planning Board 
Gardner Ridge Associates, LLC 
 

  



  
RESOLUTION OF 

CONDITIONAL FINAL SITE PLAN APPROVAL 

FOR 

GARDNER RIDGE 

PROJECT # 2002-29 

  

Nature of Application 
  

Gardner Ridge Associates, LLC (the “Applicant”) proposes a 108-unit 

market rate and 36-unit senior housing apartment project within six structures on 

the property with access to Gardnertown Road (the “Project”). The Project will be 

served by connections to municipal water and sewer services. The Project will 

include a recreation building, pool, parking areas and stormwater management 

facilities. Access to the site will be via an entrance and emergency access road 

from Gardnertown Road. 

The Project previously received preliminary site plan approval from the 

Planning Board on December 21, 2023. The Applicant now requests that the 

Planning Board grant conditional final site plan approval. The Project will also 

require Architectural Review Board approval, which as of the time of this resolution 

has been deferred. 

Property Involved 
  

The property affected by this resolution is a +/- 23.3 acre parcel shown on 

the Tax Maps of the Town of Newburgh as parcel 75-1-4.12 located on 

Gardnertown Road (the “Property”).  



  Zoning District 
  

The Property affected by this resolution is located in the R-3 (Residence) 

zoning district of the Town of Newburgh. 

Plans & Materials 

The Site Plan materials considered consist of the following: 

1. Completed application forms and related materials. 

2. Acompleted long form Environmental Review Form and supplemental 
materials. 

3. Plans prepared for the Project as follows: 

  

  

  

  

  

  

  

  

Author Title Last Revision Date 

Thomas P. Olley, P.E., PLLC Cover Sheet August 13, 2024 

Thomas P. Olley, P.E., PLLC Existing Conditions August 13, 2024 

Thomas P. Olley, P.E., PLLC Overall Site Plan August 13, 2024 

Thomas P. Olley, P.E., PLLC Layout & Dimension Plan August 13, 2024 

Thomas P. Olley, P.E., PLLC Grading Plan August 13, 2024 

Thomas P. Olley, P.E., PLLC Rock Removal Plan August 13, 2024 

Thomas P. Olley, P.E., PLLC Utility Plan August 13, 2024 
  

Erosion & Sediment Control 
Thomas P. Olley, P.E., PLLC August 13, 2024 

  

  

    
Plan 

Thomas P. Olley, P.E., PLLC Road Profiles August 13, 2024 

Thomas P. Olley, P.E., PLLC Road Profiles August 13, 2024 

Thomas P. Olley, P.E., PLLC Site Details August 13, 2024     
  

2 

   



  

Thomas P. Olley, P.E., PLLC Water Details August 13, 2024 
    Thomas P. Olley, P.E., PLLC Sanitary Sewer Profiles August 13, 2024 
  

Thomas P. Olley, P.E., PLLC Site Details August 13, 2024 
  

Thomas P. Olley, P.E., PLLC Water Details August 13, 2024 
  

Thomas P. Olley, P.E., PLLC Sewer Details August 13, 2024 
  

Thomas P. Olley, P.E., PLLC Drainage Details August 13, 2024 
  

Thomas P. Olley, P.E., PLLC Erosion Control Details August 13, 2024 
  

Thomas P. Olley, P.E., PLLC Tree Survey August 13, 2024 
  

Thomas P. Olley, P.E., PLLC Emergency Access Plan August 13, 2024 
  

Thomas P. Olley, P.E., PLLC Lighting Plan August 13, 2024 
  

Ronald A. Haelen, RLA Landscape Plan LA-1 August 16, 2024 
  

Ronald A. Haelen, RLA Landscape Plan LA-2 August 16, 2024 
  

Ronald A. Haelen, RLA Landscape Plan LA-3 August 16, 2024 
  

Ronald A. Haelen, RLA Landscape Plan LA-4 August 16, 2024 
  

Berg & Moss Architects, P.C. Exterior Renderings December 1, 2023 
  

Berg & Moss Architects, P.C. Exterior Renderings December 1, 2023 
  

Colliers Engineering & Design Concept Plan (Layout) December 1, 2023 
  

Colliers Engineering & Design 
Emergency Access Sight 

Distance Plan 
December 1, 2023 

    Colliers Engineering & Design   Concept Plan (Striping)   December 1, 2023 
  

   



  

  
Colliers Engineering & Design Concept Plan (Grading) December 1, 2023 

    
  

  History 

Prior Approvals for the Site 

A variation of this project with access directly to New York State Route 32 

has been pending since 2002, with prior public hearings, reviews and approvals 

issued by the Planning Board. The current version of the project, proposing a mix 

of market rate and senior housing with access directly to Gardnertown Road, is the 

subject of this approval. 

Public Hearing 

A public hearing on this application was convened and closed on December 

21, 2023. 

SEQRA 

Type of Action: 

This matter constitutes a Type | action under the State Environmental 

Quality Review Act (“SEQRA’). 

Lead Agency: 

The Town of Newburgh Planning Board is the lead agency conducting a 

coordinated review in regard to this action. 

Declaration of Significance: 

The Planning Board of the Town of Newburgh, serving as SEQRA Lead 

Agency in a coordinated review, determined that the Proposed Action is a Type | 

Action under SEQRA. The Planning Board, acting as lead agency, conducted a 

detailed environmental review of the proposed action, and concluded that the 

proposed action will not create any significant adverse environmental impacts and 

an environmental impact statement will not be prepared. The Planning Board 

adopted a negative declaration on December 21, 2023. 
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GML 239 Referral 
  

This application was referred to the Orange County Planning Department 

for review and report pursuant to New York General Municipal Law §§ 239 I, m, 

and n. The Planning Department reported that this matter is one for local 

determination. 

Findings 

The Planning Board has determined that, in accordance with Town of 

Newburgh Zoning Law § 185-57(C), conditional final approval of the site plan is 

warranted. will substantially serve the public convenience, safety and welfare; and 

will not otherwise be unduly detrimental to the public health, safety, comfort 

convenience or welfare, subject to compliance with conditions hereinafter imposed 

pursuant to Section 185-57 (H) and Article XVII of the Town of Newburgh Zoning 

Law. 

Resolution of Conditional Final Approval 
  

Now, THEREFORE, THE PLANNING BOARD RESOLVES to grant 

conditional final site plan and authorizes the chairman to sign the site plan upon 

satisfaction of the conditions noted below. 

Special Conditions 
  

Engineering Compliance Required 
  

1. The final site plan set, including the Stormwater Pollution Prevention Plan, 

must address all of the outstanding comments of the Town Engineer. 

Outside Agency Approvals 
  

2. The Applicant shall obtain all outside agency approvals required for the 
Project, including but not limited to all permits and approvals identified in the 
EAF for the Project and as outlined herein. 

3. The Applicant shall obtain approval from the New York State Department of 
Environmental Conservation (NYSDEC) and the Army Corps of Engineers 

5  



  
(ACOE) for the wetland disturbances required by the Project. 

4. Prior to the stamping of plans, the Applicant shall obtain approval and 
authorization from the Town Highway Superintendent and the Town Board 
for the access and improvements proposed to Gardnertown Road. The 
Applicant shall obtain the Road Opening Permit for such work prior to the 
issuance of any building permits for the Project. 
  

  

5. The Applicant shall comply with the approval from the Town Board for the 
senior housing units and maintain compliance with the requirements of 
Town of Newburgh Zoning Code § 185-48. 

6. The Applicant has proposed a gazebo / bus shelter to be constructed at the 
entrance road to the Project near Gardnertown Road. That proposed 
gazebo / bus shelter would constitute an accessory structure, which is 
prohibited in the front yard of the Project without receiving a variance from 
the Zoning Board of Appeals. The Applicant shall apply for and receive the 
necessary area variances for the gazebo / bus shelter prior to its 
construction, or, in the alternative, shall prepare a proposed amended site 
plan with an alternative location in compliance with the requirements of the 
Town Code. 

Stormwater 

7. The Applicant shall obtain coverage under the NYSDEC General Permit for 
Stormwater Discharges for Construction Activities in effect at the time that 
the Applicant obtains such coverage (the “SPDES General Permit’), and 
proof of coverage shall be provided to the Planning Board prior to the 
release of the signed plan. 

8. The Applicant shall prepare and submit a Stormwater Facilities 
Maintenance Agreement to the Town Attorney and the Town Engineer for 
their review, and upon their approval, shall execute and record the 
agreement with Orange County Clerk’s Office, and provide proof of such 

recording. 

9. Prior to the signing of plans, the Applicant shall deliver a performance 
security to the Town Clerk, pursuant to Section 157-10 (B) of the Code of 
Ordinances of the Town of Newburgh, in order to guarantee to the town that 
the Applicant will faithfully cause to be constructed and completed the 
required public stormwater improvements shown on the plans. The 
performance security shall be in an amount set by the Town Board and shall 
be satisfactory to the Town Board and Town Attorney as to form, sufficiency, 
manner of execution and surety. A period of three (3) years shall be set 
forth in the document of surety within which required improvements must 
be completed. An inspection fee in an amount in accordance with Section 
104-2 (A)(8) shall also be paid to the Town prior to signing of the plans. A 
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separate inspection fee in an amount in accordance with Section 104- 
2 (A)(8) shall also be submitted and deposited in an escrow account to 
cover the cost of the Town’s periodic inspection of the erosion control 
measures to be implemented by the Applicant. 

Private Road Security & Inspection Fee 
  

10. Prior to the signing of the plat or issuance of a building permit, the applicant 
shall deliver a performance and maintenance security to the Town Clerk, 
pursuant to Sections 161-20 and 161-22 of the Code of Ordinances of the 
Town of Newburgh, in order to guarantee to the town that the subdivider will 
faithfully cause to be constructed and completed within a reasonable term 
the private roads proposed to be constructed (together with all related 
improvements). The security shall be in an amount set by the Town Board 
and shall be satisfactory to the Town Board and Town Attorney as to form, 
sufficiency, manner of execution and surety. An inspection fee in an amount 
in accordance with Section 104-2 (A)(8) shall also be paid to the Town prior 
to signing of the plans. 

Landscape Security & Inspection Fee 
  

11. Pursuant to 185-57 (L), together with 163-9 (B) [incorporated therein by 
reference], as well as 185-50 (D), this approval shall be subject to the 
Applicant posting, with the Town Clerk, a performance security, in an 
amount recommended by the Town’s Landscape Architect in order to 
secure timely completion and appropriate maintenance of the landscaping 
improvements depicted on the plans, satisfactory to the Town Board, 
Planning Board Consulting Engineer and Town Attorney as to form, 
sufficiency, manner of execution and surety. The bond shall recite that all 
improvements secured thereby shall be completed within three year(s) of 
this approval and maintained for a period of two years thereafter. The 
Town’s Landscape Architect, is hereby authorized to periodically inspect the 
site in order to insure compliance with this condition. A separate inspection 
fee in an amount in accordance with Section 104-2 (A)(8) shall be submitted 
and deposited in an escrow account to cover the cost of the Town's 
Landscape Architect services. The Applicant shall be required to pay the 
required landscaping security and inspection fee to the town before the 
plans are signed. 

Sewer 

12. The Project is not located within an existing Town sewer district. The 
Applicant shall enter into an Outside Sewer District User Agreement with 
the Town Board, and pay all fees due as part of that Agreement prior to the 

signing of the plans. 

13. Prior to the issuance of a building permit, the Applicant shall pay an 
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inspection fee in an amount in accordance with Section 104-2 (A)(8) shall 
also be paid to the Town prior to signing of the plans. 

14. The Applicant shall obtain approval from the Sewer Department for the 
sewer main connections prior to the issuance of any building permits for the 
Project. 

15. The Applicant shall submit a cost estimate for the sewer main extension to 
the Sewer Department with the sewer permit application. 

Water 

16. The Applicant shall obtain approval from the Town of Newburgh Sewer and 
Water Department for the water main connection for the Project, including 
the payment of all fees, including inspection fees, prior to the issuance of 
any building permit for the Project. 

Tree Preservation Compliance & Security 
  

17. The Applicant shall comply with the requirements of the Town’s Tree 
Preservation and Protect Law, Chapter 172 of the Town Code. 

18. The Applicant shall provide a performance security in the form of a bond or 
letter of credit acceptable to the Town as to form or cash to guarantee 
performance in accordance with the tree preservation plan and the 
reforestation plan. 

19. The Applicant shall pay the tree ordinance restoration fee, which has been 
calculated in the amount of $3,227.50. 

Bayswater Findings 

20. The Planning Board has determined, based upon the present and 
anticipated future need for park and recreational facilities in the Town [as 
calculated from projected population growth to which this development will 
contribute], that parklands should be created as a condition of approval of 
this subdivision. However, because parks of size adequate to meet the 
Town’s requirements cannot be properly located on the site plan, the 
Planning Board, pursuant to Section 277(4) of the Town Law of the State of 
New York, requires that the applicant deliver payment, by cashier's check 
or certified check drawn to the order of the Town of Newburgh in the amount 
set forth in Chapter 104, Fees [§104-2 (9)], for each of the 144 residential 
units created by the project in lieu of dedication of such required parklands 
to the Town before the Site Plan is signed. The amount due pursuant to the 
fee schedule in effect as of the adoption of this resolution is $288,000 (144 
units at $2,000 per unit/residence), provided, however, that should the fee 
schedule change prior to this fee being tendered, then the Applicant shall 
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owe a fee based on the schedule in effect at the time such payment is 
tendered. 

Architectural Review Board 
  

21. The Project shall require Architectural Review Board approval of the final 
renderings of the Project, and no building permit shall be issued authorizing 
construction of structures inconsistent with the architectural renderings 
submitted to, and approved by, the Architectural Review Board, nor shall 
any certificate of occupancy be issued for any structures constructed except 
in conformance with such renderings. Karen Arent, the Town’s Landscape 
Architect, shall review the building plans when submitted to the Building 
Department in order to ensure compliance with the approved architectural 
renderings. Karen Arent, the Town’s Landscape Architect, shall also 

inspect the work before a certificate of occupancy is issued to ensure 
compliance with the approved architectural renderings. 

Outdoor Fixtures & Amenities 
  

22. This site plan approval allows construction of only that which is shown on 
the plans identified above. No amenities or accessory structures or outdoor 
fixtures—including but not limited to walls, mechanical units, dumpsters, 
etc.—may be constructed, placed or erected except as shown on the 
approved site plan. Architectural drawings shall carry a certification that 
what is shown thereon is fully consistent with the approved site plan. 

SEQRA Mitigation Measures 
  

23. Each and every mitigation measure identified in the Negative Declaration 
previously adopted for this Project shall be undertaken by the Applicant and 
are conditions of this approval as though set forth fully herein. 

Narrative as Limit of Use 
  

24. This approval is for the construction and operation a new 108-unit market 
rate and 36 units of senior housing apartment project within six structures 
on the site together with related amenities as shown on the site plans. This 
conditional final site plan approval shall serve as the outer limit of all of the 
activities that can be carried out on the site without amended approval being 
sought and granted. In the event that other uses are proposed then the 
Applicant shall be required, pursuant to Section 185-57 (B), to return to the 
Planning Board for amended site plan approval. 

 



  
General Conditions 
  

In accordance with Town of Newburgh Zoning Law § 185-57(C), the 

Planning Board’s granting of conditional final approval shall expire six (6) months 

from the date of approval if no request for final approval is submitted within such 

period, except where such time limit is extended by the Planning Board. 

Any request for an extension of this Resolution of Conditional Final Site Plan 

Approval provided herein must be submitted in writing no later than the deadline 

date for submission for the Planning Board meeting preceding the date of 

expiration of this approval so that the request can be considered by the Planning 

Board prior to the expiration of the approval. 

ANY FAILURE to comply with the general condition immediately above in a 

timely manner shall result, without further action, in a lapsing of this approval. 

In Favor __7 Against Abstain Absent 

Dated: September 5, 2024 

AMÉN 
JOHN P. EWASUTYN, aman 
  

OF NEWBURGH PLANNING BOARD 

  

|, LISA M. VANCE-AYERS, Clerk of the Town of Newburgh, do hereby 
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certify that the foregoing Resolution was filed in the Office of the Town Clerk on 

Ñ 2 Y weg) 

LISA M. VANCE-AYERG, CLERK 

TOWN OF NEWBU 
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certify that the foregoing Resolution was filed in the Office of the Town Clerk on 

Ñ 2 Y weg) 

LISA M. VANCE-AYERG, CLERK 

TOWN OF NEWBU 
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TOWN ENGINEER - Tel: (845)564-7814 - Fax: (845)566-1432 - E-Mail: engineering@townofnewburgh.org 
 
 

 
 
 

TOWN OF NEWBURGH 
1496 Route 300, Newburgh, New York 12550 

 
 
 
 
 
 
 
13 February 2025 
 
 
Doce Engineering 
5 Lincolndale Road 
Campbell Hall, NY 10916 
 
ATTENTION:  Darren Doce, P.E.  
 
SUBJECT:   6 Month Extension Gardner Ridge Apartments - PB #2002-29                      
                            
Dear Mr. Doce, 
 
The Town of Newburgh Planning Board has granted your request for a six-month extension of the conditional 
site plan approval for the Gardner Ridge Apartment project. (PB 2002-29)    The extension will run through 7 
August 2025. 
 
Respectfully Submitted, 
 
 
    
Patrick J. Hines, Planning Board Rep.  
  
 
PJH/kmm 
 
 

mailto:engineering@townofnewburgh.org
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