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Property Description Narrative (Section I, Item 14) 
Location: The Community Manufacturing Solutions Site is located in a mixed-use, suburban area on the 
eastern side of Broadway (aka Route 9W). The commercially zoned Site is approximately 900 feet west 
of the Hudson River and approximately 2,100 feet southeast of Rondout Creek. The Site consists of a 
3.53-acre parcel identified as Section 56.52., Block, Lot 14.  

Site Features:  The eastern-central portion of the Site is developed with a high, one-story 
commercial/light manufacturing building and a contiguous three-story office structure. The southern-
central portion of the Site contains a one-story garage building. Exterior portions of the Site consist of: 
paved access drives and parking areas on its northeastern, eastern, and southern central portions; 
maintained yard areas to the north and west of the main building; and wooded areas near the southern 
and southeastern Site boundaries. 

Current Zoning and Land Use:  The commercial Site is currently inactive and zoned for General 
Commercial- (GC). The surrounding parcels are a combination of residential, commercial, and 
institutional properties (e.g., Town of Esopus Library). A multi-family residential property (Riverview on 
the Hudson) adjoins the Site to the east and northeast. Nearby properties to the south are 
predominately single-family residences.  The site is NOT located in NYS Department of Labor En-Zone.  
The site is located in a Climate Justice Working Group Disadvantaged Community. 

Past Use of the Site: According to available information the Site was first developed in 1970 when the 
current on-site building was constructed. Past occupants include Dana Manufacturing (a portable stove 
and heater production facility) and JC Metal Spinning (a reported machine shop with lathes). The Site 
was used as a microfilm services facility (with on-site film development) from circa 1984 until 2002. On-
site microfilm services were subsequently limited to preservation and storage until 2022 when 
Community Manufacturing Solutions took title to the property.  At present there is no active commercial 
use operating at the property. 

No known remedial activities were performed at the Site by the prior owner; however, previous 
environmental investigations on behalf of the current owner/applicant identified chlorinated solvents in 
soil and groundwater at concentrations above NSYDEC Unrestricted Use Soil Cleanup Objectives (USCOs) 
and Technical and Operational Guidance Series (TOGS) groundwater standards (GS), respectively. The 
Site is identified as a NYSDEC Class “P” site (ID# 356063) for known contamination that could make it 
eligible for consideration to be listed on the Registry of Inactive Hazardous Waste Disposal Sites 
(commonly referred to as the list of State Superfund Sites). A 550-gallon fuel oil aboveground storage 
tank (AST) was removed in February 2022. The AST was reportedly installed to replace a 1,000-gallon 
fuel oil underground storage tank (UST) that was removed in 2010. No active spill events have been 
reported at the Site since applicant took ownership. 

Site Geology and Hydrogeology: Soils identified at the Site generally consisted of poorly sorted 
sand, silt, mixtures overlying dense clays at depths ranging from 6.5 to 22.5 feet. Depth to groundwater 
varied from approximately 3 to 12 feet below the ground surface. Groundwater flow across the Site is 
generally to the northwest toward the Hudson River with some local variations. Bedrock was not 
encountered in borings. 
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Environmental Assessment: 
Based upon investigations conducted to date, the primary contaminants of concern for the site include 
chlorinated volatile organic compounds (VOCs).   

 Soil: Six (6) soil samples were collected during a Phase II investigation conducted at the Site. 
Two VOCs were detected at concentrations above USCOs. cis-1,2-dichloroethylene (cis-DCE) was 
detected at 3.2 milligrams per kilogram ([mg/kg] USCO 0.25 mg/kg) and vinyl chloride was 
detected at 0.11 mg/kg (USCO 0.02 mg/kg). Other VOCs, SVOCs, and metals were either non-
detect or were detected at concentrations lower than their unrestricted use guidance values.  
Thirty-one soil samples were collected from fourteen (14) soil borings during a preliminary 
property characterization conducted at the Site. Three (3) soil samples contained chlorinated 
VOCs at concentrations above USCOs as follows: tetrachloroethene (PCE) in one sample at 17 
mg/kg (USCO 1.3 mg/kg); trichloroethene (TCE) in one sample at 14 mg/kg (USCO 0.47 mg/kg); 
DCE in three samples at maximum concentration of 1.4 mg/kg (USCO 0.25 mg/kg); and, vinyl 
chloride in one sample at 0.04 mg/kg (USCO 0.02 mg/kg). 
 

 Groundwater: One (1) groundwater sample was collected from a temporary monitoring well 
during the Phase II investigation. Six chlorinated VOCs were detected at concentrations above 
the GS. 1,1-dichloroethylene (1,1-DCE) was detected at 4.4 micrograms per liter ([µg/L] GS 0.7 
µg/L); cis-DCE at 2,900 µg/L (GS 5.0 µg/L); PCE at 940 µg/L (GS 5.0 µg/L); trans-1,2-
dichloroethylene (trans-DCE) at 98 µg/L (GS 5.0 µg/L); TCE at 1,300 µg/L (GS 5.0 µg/L); and, vinyl 
chloride at 340 µg/L (GS 2.0 µg/L). 
 
Six (6) groundwater monitoring wells were installed during the preliminary property 
characterization. Five groundwater samples contained chlorinated VOCs at concentrations 
above the GS. 1,1-DCE was detected in one sample at 6.0 µg/L (GS 0.7 µg/L); cis-DCE in four 
samples, maximum concentration of  520 µg/L (GS 5 µg/L); PCE in five samples, maximum 
concentration of 310 µg/L (GS 5 µg/L); trans-DCE in one sample at 98 µg/L (GS 5 µg/L); TCE in 
three samples, maximum concentration of 1,000 µg/L (GS 5 µg/L); and, vinyl chloride in one 
sample at 340 µg/L (GS 2.0 µg/L). 
 
One of six groundwater samples was analyzed for per- and polyfluoroalkyl substances (PFAS) 
during the preliminary site characterization. Perfluorooctanoic acid (PFOA) and 
perfluorooctanesulfonic acid (PFOS) were detected at concentrations less than the NYSDEC 
Interim Guidance Values of 10 ppt. Remaining PFAS results included two detected compounds 
with no established guidance values. 1,4-dioxane was not detected. 
 

 Indoor and Outdoor Air: Four indoor air samples and one outdoor air sample were collected 
during the Phase II investigation. Elevated levels of chlorinated VOCs were detected including: 
PCE at a maximum concentration of 30 micrograms per cubic meter (µg/m3), and TCE at a 
maximum concentration of 5.6 µg/m3. Elevated levels of petroleum-related VOCs were also 
detected.  
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 Soil Vapor: Two soil vapor samples and one outdoor ambient air sample were collected during 
the preliminary site characterization. Eleven VOCs were detected in soil vapor samples that 
were not detected in the outdoor air (AO) sample. VOCs were detected in each soil vapor 
sample at concentrations above the outdoor air sample’s value. PCE was detected at 96.9 and 
42.2 µg/m3 (AO 0.51 µg/m3). Four VOCs with no established guidance levels were detected at 
levels above the AO value. 

Project Description Narrative (Section II) 
A conceptual plan for the proposed project is currently being developed. The project is expected to now 
include demolition of the large building and commercial redevelopment. At present it is anticipated that 
the commercial property will maintain its former use (prior to being vacated) as a light 
manufacturing/commercial development site.  However, the Applicant wishes to maintain flexibility as 
to the specific future use of the property based in part upon the site investigation data to be gathered as 
part of the BCP remedial investigation process; such that there could be a restricted-residential use 
complementary to commercial redevelopment. In such an event the soil cleanup objective would be tied 
to the use of the property. 

The remedial program is anticipated to include removal of soil and fill material to address the 
chlorinated VOC impacts to soil and groundwater, including installation of a sub slab depressurization 
system on any building to be occupied. The Applicant expects, with DEC approval, to conduct remedial 
activities concurrently and in conjunction with Site redevelopment. The Applicant’s goal is to be a 
Volunteer under the BC Program and to begin investigation activity in the Spring/Summer of 2024, 
depending on BCP status. The goal is to have the Certificate of Completion issued in the Fall of 2025.  

Land User Factors (Section III)  
1. Zoning and Current Use: The Site has been vacant and inactive since 2022 and is zoned for 

General Commercial Use (GC). The GC zoning designation was established to allow for a wide 
range of business uses along Route 9W and within the more urban hamlet of Port Ewen to serve 
not only Town residents but also through traffic and visitors as well. Applicable development 
standards are intended to provide adequate parking, separation of access drives and protection 
to adjacent residential areas. The proposed project is consistent with zoning. 

2. Anticipated Use: The proposed project would redevelop the Site for light 
manufacturing/commercial use; with the understanding that restricted residential use could be 
considered complementary to commercial redevelopment once data is generated during the 
remedial investigation process. 

3. Compliance with Zoning Laws, Recent Development, and Community Master Plans:  The 
proposed project is consistent with zoning laws and the Town of Esopus’ Comprehensive Plan as 
it will be conducive to locally owned businesses, create new employment, redevelop a vacant 
manufacturing property while remediating existing impacts from prior operations at the 
property, and provide associated adequate parking for the development. 

Requestor Information (Section V) 
2. Requester is an LLC. NYS Department of State Entity Information for Community Manufacturing 
Solutions, LLC is attached.  
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Community Manufacturing 
Solutions, LLC 

101 Woodcrest Drive Current 
Owner 

5/19/2022 

 

3. Requester is an LLC. The names of the members/owners are provided below: 

Community 
Manufacturing 

Solutions, a 
Bruderhof LLC 

Company 

 

Community Holdings LLC which has a sole member, 
Church Stewardship Inc., a 501[c](3) non-profit 
entity of the Bruderhof which contributes to and 
carries out charitable initiatives both in the Hudson 
valley and further afield. 

  
  
  

 
 

  
 

Requestor Eligibility (Section VI) 
13. If the requestor is a volunteer, is a statement describing why the requestor should be considered a 
volunteer attached?  

Community Manufacturing Solutions, LLC took title to the property in May 19, 2022. The current 
owner Applicant is not and never was associated with prior owners Preservation Ridge, LLC 
(2015 to 2022), Sagitt Realty Corp. f/k/a Medrex, Ltd. (1983-2015), John Campola (1971-1983), 
or John Campola and Andres Vestergaard (1967-1973). The Applicant had no role in causing or 
contributing to the contamination conditions that it has discovered during its due diligence 
evaluation of the property. 

After Applicant initiated its due diligence assessment of the property, it identified and reported 
the detection of contamination to the DEC and then voluntarily entered into an Administrative 
Agreement/Order on Consent with the DEC under Article 27, Title 13 to govern the investigation 
and cleanup of the property.  

The preliminary data confirmed that there were subsurface contaminant conditions that would 
preclude the immediate use of the building that had been planned by Applicant and also 
confirmed that the investigation and cleanup process for the property could be more expensive 
than first anticipated. 

Because of the data reflecting detectable concentrations of contaminants in multiple locations 
on the property and having a better evaluation of the property, Applicant requested that the 
DEC allow it to transition from the Title 13 Order on Consent that it had earlier signed to the 
Title 14 BCP, BCA as a Volunteer. This transition seemed particularly applicable to the 
Applicant’s status and desire to reuse the property for commercial use, possibly coordinated 
with a restricted residential use if supported by subsurface data to be gathered during the site 
investigation to be conducted under the BCP.  Attached hereto is the initial inquiry and notice to 
the Department requesting the transition from Title 13 to Title 14. Please see the attached 
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January 2, 2024 letter from Young/Sommer LLC to NYSDEC Office of General Counsel explaining 
the Requestor eligibility. 

Community Manufacturing 
Solutions, LLC 

101 Woodcrest Drive Current 
Owner 

5/19/2022 

Proof of Site Access  
14. The Applicant is the owner of the property and has control and oversight of the property. As such it 
has access and has the right to also grant access to the Department.   Attached hereto is the title to the 
property. 

Current Property Owner and Operator Information (Section IX) 
NYSDEC’s letter dated October 27, 2022, requests a list of previous owners/operators including last 
known contact information, relationship to requestor, and dates of ownership/operation. These tables 
are provided below. 

Previous Owner Last Known Contact Information Relationship 
to Requestor 

Dates of 
Ownership 

Community Manufacturing 
Solutions, LLC 

101 Woodcrest Drive Current 
Owner 

5/19/2022 

PRESERVATION RIDGE LLC PO Box 640 Port Ewen NY 12466 None 2015-2022 

Sagitt Realty, Corp. f/k/, 
Medrex, Ltd. 

PO Box 698 Port Ewen NY 12466 None 1983-2015 

John Campola Deceased None 1971-1983 

John Campola and Andres 
Vestergaard 

Deceased None 1967-1973 

Known Operators Last Known Contact Information Relationship 
to Requestor 

Dates 
Operated 

Hudson Microimaging Inc. 
aka Hudson Archival, 
Hudson Archival Services 

115 Broadway, Port Ewen, NY 12466 None 2002-2022 

Dana Manufacturing 115 Broadway, Port Ewen, NY 12466 None Prior to 
1982 
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Project Contacts and Locations of Reports and Information 
Site Contact List 
 

NYSDEC NYSDOH 
New York State Department of NYSDEC 
Central Office  
625 Broadway 
Albany, NY 12233-0001  

New York State Department of Health  
Empire State Plaza Corning Tower Room 1787  
Albany, NY 12237 

 
Table B-1: Chief Executive Officers and Planning Board Chairpersons 
 

Department Street Address 
Dennis Doyle, Ulster County Planning Department 
Director 

244 Fair Street, 3rd Floor 
Kingston, NY 12401 

Roxanne Pecora, Esopus Planning Board Chairperson 
1 Town Hall Way, 
Ulster Park NY 12487 

Danielle Freer, Esopus Town Supervisor  1 Town Hall Way, 
Ulster Park NY 12487 

Holly Netter, Esopus Town Clerk  
1 Town Hall Way, 
Ulster Park NY 12487 

 
Table B-2: Media 
 

  Department Street Address City/Town State Zip Code 

Te
le

vi
si

on
 

Channel 10 WTEN 
(ABC) 341 Northern Boulevard Albany NY 12204 

Channel 13 WNYT 
(NBC) 15 North Pearl Street  Albany NY 12207 

WMHT Public 
Television (PBS) 4 Global View, Troy, NY  Troy NY 12180 

WRGB CBS 6 1400 Balltown Rd, 
Schenectady, NY Schenectady NY 12309 

Channel 23 WXXA 
(Fox) 28 Corporate Circle Albany NY 12203 

R
ad

io
 

WGHQ 920 AM 82 John Street Kingston NY 12401 
WAMK 90.9 FM 318 Central Avenue Albany NY 12206 
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WAMC 1400 AM 318 Central Avenue Albany NY 12206 
Pu

bl
ic

at
io

ns
/

W
eb

si
te

s 
Daily Freeman 115 Green St, Suite 1 

Mailing: P.O. Box 4470 
Kingston NY 12401 

 
 
Table B-3: Public Water Supplier 
 
Public Water Supplier Street Address Phone and Fax 
Port Ewen Water/Sewer 
District 

Roger Mabie Water Treatment Plant 
131 River Road 
Ulster Park, NY 12487 

Phone: 845-331-5900 
Fax: 845-331-5981 

 
Table B-4: No schools or day care facilities were identified within 2,000 feet of the Site. 
 
Table B-5: Properties Adjoining the Site (also shown on Attached Figure 1B) 
 

Property Owner Address Parcel 
number 

Direction from site 

Town of Esopus North Broadway right-of-
way and undeveloped land N/A Northern Adjoining 

Riverview on the Hudson 
1 Riverview through 34 
Riverview, Port Ewen, NY 
12466 

56.52-1-38.1 
through 
56.52-1-
38.34 

Eastern Adjoining 

Town of Esopus Library 128 Canal St 
Port Ewen NY 12466 

56.52-1-
15.110 Southern Adjoining 

Town of Esopus 
Broadway/Route 9W right-
of-way and undeveloped 
land 

N/A Western Adjoining 

Mary Pulvirenti 114 Broadway/Route 9W 
Port Ewen NY 12466 56.52-3-6 

Western Adjoining 
(across Bradway/ 
Route 9W) 
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USGS Topographic Quadrangle Map – Kingston East, New York 
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Figure 1C – Site Re-Development Plan 

The proposed project would redevelop the Site for light manufacturing/commercial use; with the 
understanding that restricted residential use could be considered complementary to commercial 
redevelopment once data is generated during the remedial investigation process.  The applicant 
wishes to maintain flexibility as to the specific future use of the property based in part upon the site 
investigation data to be gathered as part of the BCP remedial investigation process; such that there 
could be a restricted-residential use complementary to commercial redevelopment. In such an event 
the soil cleanup objective would be tied to the use of the property. 
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Analytical Data Summary Tables

Community Manufacturing Solutions

115 Broadway/Route 9W

Port Ewen, New York

Soil Table:

Analyte Exceeding                                  

Unresrtricted Soil Cleanup 

Objectives                                            

(SCOs)

# Detections                      

Exceeding 

Unrestricted SCOs

Max Detection 

(ppm)

Unrestricted                      

SCO                  

(ppm)

Sample Depth         

(ft bgs)

Acetone* 2 0.06 0.05 6.0 - 12.5

cis-1,2-Dichloroethene 3 1.4 0.25 7.0 - 8.0

Tetrachloroethene 2 17 1.3 7.0 - 8.0

Tetrahydrofuran* 16 0.01 NA 3.0 - 22.5

Trichloroethene 3 14 0.47 7.0 - 8.0

Vinyl chloride 1 0.04 0.02 7.5 - 8.5

Notes

SCO = Soil Cleanup Objective per 6NYCRR part 376-6.8(a)

 * indicates that Acetone and Tetrahydrofuran were also identified in an associated blank sample at a similar concentration

Groundwater Table: Volatile Organic Compounds

Analyte Exceeding                          

Ambient Water Quality Standards     

(AWQS)

# Detections    

Exceeding    

AWQS

Max Detection 

(ppb)

AWQS                 

(ppb)

1,1-Dichloroethene 1 6.0 5.0

cis-1,2-Dichloroethene 3 520 5.0

Tetrachloroethene 5 310 5.0

trans-1,2-Dichloroethene 1 15 5.0

Trichloroethene 3 1,000 5.0

Vinyl chloride 1 60 2.0

Notes

AWQS = Ambient Water Quality Standarrds per TOGS 1.1.1 as ammended

Groundwater Table: Semi-Volatile Organic Compounds

Analyte Exceeding                          

Ambient Water Quality Standards     

(AWQS)

# Detections    

Exceeding    

AWQS

Max Detection 

(ppb)

AWQS                 

(ppb)

Benzo(a) anthracene 7 0.16 0.002

Benzo(a) pyrene 7 0.10 ND

Benzo(b) fluoranthene 7 0.30 0.002

Benzo(k) fluoroanthene 7 0.21 0.002

Chrysene 7 0.15 0.002

Indeno(1,2,3-cd) pyrene 7 0.20 0.002

Notes

AWQS = Ambient Water Quality Standarrds per TOGS 1.1.1 as ammended

ND = Non-detectable

Soil Vapor Table:

Analyte Detected
# Detections 

Outdoor Air                    

Max Detection 

Outdoor Air           

(ppb)

# Detections     

Soil Vapor                   

Max Detection 

Soil Vapor            

(ppb)

1,1,1-Trichloroethane 1 2.16

1,2,4-Trimethylbenzene 2 1.29

4-Ethyltoluene 1 1.11

4-Methyl-2-pentanone (MIBK) 1 1.01

Acetone 1 9.21 2 38.50

Benzene 1 1.71

Carbon Tetrachloride 1 0.45 2 0.38

Chloroform 1 1.91

Chloromethane 1 1.21

cis-1,2-Dichloroethene 1 1.92

Dichlorodifluoromethane 1 2.34 2 2.11

Ethanol 1 12.30 2 72.9

Isopropyl Alcohol* 1 62.60 2 631.00

m,p-Xylene 2 2.12

Methylethylketone 2 4.54

Propylene 1 1.10

Tetrachloroethene 1 0.51 2 96.90

Trichloroethene 2 23.30

Trichlorofluoromethane 1 1.16 2 1.35

Notes

Blank space indicates that this compound was not detected 

 * isopropyl alcohol used in lieu of helium to check integrity of soil vapor sampling point
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BCP Application Supplement  Community Manufacturing Solutions 

Site No. C356063  115 Broadway/Route 9W, Port Ewen, New York 

 

List of Disadvantaged Communities  

The information below is a list of disadvantaged communities statewide based on the criteria 

established by the Climate Justice Working Group, as required by the Climate Leadership and 

Community Protection Act.  

The disadvantaged communities criteria established by the Climate Justice Working Group 

identifies 1,736 census tracts across New York State, representing 35% of all census tracts. 

Please refer to the "Technical Documentation” for the details on the criteria, including 

methodology, indicators, data sources, and scoring approach used in the development of the 

criteria. 

Census Tract Region County Place Name 

36111952500 Mid -Hudson Ulster Port Ewen 
Source: https://climate.ny.gov/Resources/Disadvantaged-Communities-Criteria - New York's Climate Leadership & Community Protection 

Act (ny.gov)  

 

New York State Disadvantaged Communities Criteria Version 1.0 Maps  

The New York State Climate Justice Working Group, which consists of representatives from 

environmental justice groups across the State and representatives of several State agencies, 

under the New York State Department of Environmental Conservation, voted on March 27, 

2023 on final criteria to identify disadvantaged communities to help guide the implementation 

of the State’s nation-leading Climate Leadership and Community Protection Act.  

This document includes maps of the disadvantaged communities. For ease of viewing, this 

document includes a map for each Regional Economic Development Council (REDC) region 

throughout New York State. REDC’s were developed by New York State to support and 

streamline local economic development opportunities. There are a total of 10 REDC regions 

in New York State. Disadvantaged communities are defined at the census tract level per the 

criteria and nest within the REDC regions for ease of viewing. The maps within this document 

show a single map by REDC region and include disadvantaged communities census tracts 

outlined in black. For further information about New York State’s disadvantaged communities 

criteria visit https://climate.ny.gov/Resources/Disadvantaged-Communities-Criteria. 

(SEE FOLLOWING PAGE) 

https://climate.ny.gov/Resources/Disadvantaged-Communities-Criteria
https://climate.ny.gov/Resources/Disadvantaged-Communities-Criteria
https://climate.ny.gov/Resources/Disadvantaged-Communities-Criteria
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