
MEETING HELD JANUARY 28, 2014 
 

A meeting of the Board of Trustees of the Village of Port Chester, New York, was held 

on Tuesday, January 28, 2014, in the Village Hall Conference Room, 222 Grace Church 

Street, Port Chester, New York, with Mayor Neil Pagano presiding. 

 

Present in addition to Mayor Pagano, were Trustees Gregory Adams, Daniel Brakewood, 

Saverio Terenzi, Luis Marino, Joseph Kenner. 

 

It should be noted that Trustee Ceccarelli was absent. 

 

It should be noted that Trustee Brakewood arrived at 6:18 p.m. 

 

Also present were Village Manager, Christopher Steers; Village Clerk, Janusz R. 

Richards; Village Attorney, Anthony Cerreto; Village Treasurer, Leonie Douglas; 

Director of Planning and Development Christopher Gomez; Christopher Ameigh 

Administrative Aide to the Village Manager, Village Planner Jesica Youngblood, John R. 

Nolon and Beth A. Ferguson. 

 

On motion of Trustee Adams, seconded by Trustee Marino the meeting was declared 

opened at 6:10 p.m. 

 

Roll Call 

 

AYES: Trustees Adams, Terenzi, Kenner, Marino and Mayor Pagano 

NOES: None. 

ABSENT: Trustees Brakewood and Ceccarelli. 

 

DATE: January 28, 2014 

 

WORK SESSION 
 

Mid-Year State of the Village 

 

Village Treasurer, Leonie Douglas gave a presentation on “Village of Port Chester 

General Fund Financial Report June 1, 2013 To Dec 31, 2013.” 

 

 

(SEE PRESENTATION ON THE NEXT PAGE) 
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DISCUSSIONS 

 

BAN Renewal of $3.415 Million. 

 

Village Treasurer, Leonie Douglas stated that this is a follow-up on the $3,415,000 Bond 

Anticipation Notes that are due on February 26, 2014. 

 

Three scenarios are explained by our Financial Advisor Beth A. Ferguson from the 

Capital Markets Advisors, LLC. 
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WORK SESSION (Continues) 
 

Strategic Planning – John Nolon 

 

Village Manager provided the Board with a memorandum regarding Strategic Objectives 

stating: 

 
The comprehensive planning process produced a baseline vision for the Village. This vision 

retains the qualities of Port Chester that its people have come to cherish, including a diverse 

cultural population, quality homes at relatively affordable prices, a vibrant downtown, and its 

proximity to key employment centers in the region. At the same time, the vision addresses the 

challenges confronting the Village, including changing socio-economic conditions, 

unpredictable growth and development patterns, physical constraints limiting waterfront 

access, and underutilized non-residential properties. The vision establishes the basic challenge 

of how we capitalize on the Village’s physical, social, economic and human capital.  

 

The Comprehensive Plan identifies goals, policies, and guidelines for the immediate and long-

range protection, enhancement, growth, and development of Port Chester. The Plan focuses on 

major elements of the Village’s built environment, including maintenance and enhancement of 

residential neighborhoods; revitalization of commercial areas and the waterfront; strengthening 

of industrial areas; improvement of transportation and infrastructure facilities; and identifying 

opportunities for new development. The issues and challenges associated with these elements 

are often addressed by a variety of entities –governmental and non-governmental, local and 

extra-jurisdictional–that might or might not be directly coordinating with one another.  
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One of the central purposes of the Comprehensive Plan, therefore, is to provide a framework 

for collaboration and coordination among relevant decision -makers and stakeholders. The 

strategies, once implemented, are intended to guide development and preservation patterns in 

a proactive and predictable manner and ultimately realize the Village’s vision for a sustainable 

and prosperous future. The chief vehicle for implementation of these strategies is generally a 

strategic plan.  

 

Strategic planning has been described as: “A disciplined effort to produce fundamental 

decisions and actions that shape and guide what an organization is, what it does, and why it 

does it”. As you recall some strategic analysis was completed upon my tenure as Village 

Manager. The analysis resulted in an alignment of a set of priorities for me.  

 

Village Manager’s BOT ratified top five priorities: 

 

1. Code Enforcement 

2. Amnesty 

3. Sewer Rent 

4. Bulkhead 

 

These priorities, as they are, fluctuate based upon BOT direction. The fluid nature then is not 

necessarily as effective as would otherwise be if the goals and strategies were hard wired into 

a 2-5 year plan with corresponding measures. The strategic planning process brings focus and 

emphasis to future implications of current decisions. The process itself requires some 

commitment and if followed yields tangible rewards. (Simple process model): 

 

 
Remember, our current economic realities create a rare opportunity for the Village to 

fundamentally change the way it does business within an economic environment where the 

status quo is unaffordable. As you are aware, we are currently wrestling with some harsh 

realities relating to our current and future revenues and expenditures. (Excerpt from FY 13’ – 

14’ budget): 
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We have also identified several priority projects that emphasize economic development 

opportunities within the Village. We recruited experts in the field, namely the National 

Development Corporation (NDC) to assist us in analyzing the opportunities and helping us to 

map out a path to fruition of the priorities. NDC priority projects: 

 

A. Municipal Center 

B. Fox Island redevelopment 

C. Waterfront redevelopment 

D. United Hospital site 

 

My emphasis is on the need for a holistic long term look at our needs, priorities, and 

financials; in an effort to effectively plan for and shape our future. Toward that end and as 

agreed, I have asked Professor John Nolan of Pace Law School to act as a mediator and guide 

through the process we hopefully will be embarking on. 

 
Strategic Planning Discussion 

 

Professor John Nolon, Professor of Law at Pace University commented on the major 

objectives of the Village Board.  He commented they are working with urban areas 

throughout the Northeast with municipalities of all sizes and types and saw that there was 

new interest in urban development.  There are a lot of people who want to live in Port 

Chester and a lot of developers who are chasing that market.  We started doing a lot of 

research nationally on what it takes to revitalize urban places.  We set up a roundtable for 

municipalities (11 different villages and cities).  We’ve worked with these cities and 
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villages on their common problems regarding economic development planning.  We will 

focus on that. 

 

Over 75% of the Village revenue comes from property tax.  Somehow there has to be a 

very specific plan for economic development.  It is the perception of the Governor that 

urban places are the economic engines of their regions; where the hospitals are, where the 

municipal centers are, education, where the traffic centers are, where the workforce live.  

If you look at the Mid-Hudson economic development strategy you will see that concept, 

that urban centers should be revitalized. 

 

About $800 million a year is funded through a process that goes through the Economic 

Development Council.  They look to see what you have accomplished, they look at what 

you’re doing.  They look to see whether you have a strategic plan and what that plan does 

to revitalize your urban areas; and they give you points for how well you’ve done.   

 

If Port Chester can develop a strategic plan you are going to be much more competitive.  

When you talk about specific economic opportunities for the Village it is very hard to 

self-fund all those things.  You’ve got to get some State funding.  This State 

administration is committed to about $800 million a year to places like Port Chester.  It is 

not just an academic exercise, it is about getting something down on paper that you can 

submit for funding. 

 

Trustee Ceccarelli commented he participated in the Mid-Hudson conference and that is 

one of the reasons we got the grant for the design of the Bulkhead.  We portrayed it as an 

economic development.  It was a $225M grant and it was one of the largest in the area.  

The implication of getting that grant was tremendous. 

 

Professor Nolan commented that when the State looks at Port Chester it sees transit, it 

sees density, and it sees efficiency. It sees people who don’t drive so much to get places, 

it sees less carbon emissions, it sees energy conservation.   These are kinds of things they 

are funding.  They got a lot of their money from the Greenhouse Gas which is a charge-

up from major energy producers.   You got your money because you are more 

sustainable.   Recommended tonight is to take the objectives that this Board adopted in 

the comprehensive plans and take a look at them.  There are seven objectives you have 

adopted in your Comprehensive Plan.  You can’t possibly do all of them. You can work 

on them but you can’t achieve all of them in the short term.  So you have to look at them 

and sequence them.  Four of them are specific.  Which of them can you really achieve? 

 

You have the seven major objectives 2012 Comprehensive Plan the key projects, the Key 

Development Projects identified for the National Development Council and the Village 

Manager Priorities, and then he question of organizational limitations within the staff.  

We would like to come up with priorities, what matters most, the budget, and next steps.  

Then you will have some direction for your staff and management to carry out the 

priorities. 

 

 

Village Manager Steers commented he is a firm believer in this process.   

 

Professor Nolan commented these objectives are inter-related.  If you look at #7 – Marina 

Redevelopment, United Hospital and Fox Island Redevelopment area all opportunities 
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that would be consistent with #7.   Code Enforcement, and Amnesty are consistent with 

#1.  In making a report to the State you have to say this is what we want, this is our 

strategic plan and this is what we want to accomplish. 

 

Trustee Brakewood commented the R2F neighborhoods would also speak to #1.  There is 

the Blight Study also. 

 

Trustee Terenzi commented that the Blight Study may be the way to go.  How do you 

encourage someone with a two family house to make it a single family home? 

 

Trustee Brakewood commented a single family home doesn’t necessarily have to be a 

house with a yard.  A condo is considered a one-family house, so a single family house 

can be high-density developed. 

 

Trustee Terenzi commented we are identifying substandard housing that are overcrowded 

that are either going to blow up or burn. 

 

Trustee Brakewood commented we are also identifying mixed-use neighborhoods with 

industrial next to residential. 

 

Professor Nolan commented that he wanted to point out one planning idea.  A priority 

might be the top objectives that you have elected to accomplish.  They may be really 

expensive or really difficult.  So when you encounter something like that you move that 

along.  If you are going to encounter something that is going to make a difference in the 

next three years it is thinking about the objectives and the consequences of each one. 

 

Trustee Terenzi commented the Blight Study is critical.  It gives you the tool to say this 

has got to be done.   

 

Trustee Brakewood commented that on the Fox Island Redevelopment and the Bulkhead 

replacement.   

 

Trustee Terenzi commented that the redevelopment of the Marina area will not benefit 

the Village (where we don’t get the any sales tax).  Our biggest tax is the per capita.  And 

there are 10,000 more people living in the Village than the census so we get screwed 

twice. 

 

Mayor Pagano commented that Code Enforcement is understaffed.   

  

Trustee Kenner commented that is why they were working with NDC.   

 

Professor Nolan commented that you know how to get things done, you know how to put 

things in a priority order so you can move forward.  When do you want the Blight Study 

done?  What is the timeline?  How much do you want to spend?  How long is this study 

going to take?  What are you going to do when you get the study?  If I could get my 

hands on how much it is going to cost then I could tell if it was a good spend or not.  The 

Blight Study is going to tell us where the worst spot is in Port Chester.  It will then say 

these are your key opportunity areas.  And, you better be prepared for eminent domain in 

this area. A Blight Study means you look at the areas to see if you can use eminent 
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domain.  You can’t just take private property for public purpose. A Blight Study is a 

property condition study – they are tax delinquent and they have code violations. 

 

You may want to speak to Village Manager Steers to see what grants there might be for 

the cost of acquiring $4 million of property.   

 

Mayor Pagano said the Board would be the one to make the decision. 

 

Professor Nolan commented that there is funding for job development.  So when you 

come down to strategy and development, job creation is something you can look at.  The 

Village of Port Chester can come in during Phase II with a good job program.   

 

Mayor Pagano asked what you need from us next.   

 

Village Manager Steers commented we are on next steps.  We have our objectives.  We 

need to set goals for the objectives.  We are on board.  We need the timeline, what is the 

cost?  Next is the Blight Study. 

 

Trustee Brakewood commented we have a lot of priorities.  How do we organize to create 

scale?  We always look at staff to do everything.  Is there a way to utilize the private 

sector to do certain things? 

 

Professor Nolon commented that within the seven objectives which are already done be 

more specific about what you’re focused on.  Then you can say what are the staff costs to 

do that?  If it is very complicated and very expensive you don’t do that.  The next step is 

to be more specific about the comprehensive plan objectives and to do that within the 

context of a regular Board meeting.   

 

Mayor Pagano commented on the Board meeting and coming up with an idea.  The Board 

needs to do this on a Saturday because it will take more than four hours to come up with 

a priority.  It is our plan.  We need to go through the seven and see if there are any 

shortfalls. 
 

At 7:57 p.m., on motion of Trustee Terenzi, seconded by Trustee Marino, the meeting 

was closed. 

 

Roll Call 

 

AYES: Trustees Adams, Brakewood, Terenzi, Kenner, Marino, and Mayor Pagano 

NOES: None. 

ABSENT: Trustee Ceccarelli. 

 

DATE: January 28, 2014 

 

 

Respectfully submitted, 

 

 

Janusz R. Richards 

Village Clerk 


