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Chairman calls the March 20, North Salem Planning Board Working Session to order.

WORK SESSION:

1.
Hawley Woods Subdivision – Preliminary Application - Discussion of Design Concerns

Dan Coppelman shows the Board the original and second version of the subdivision plan.  He has a new version with him to present tonight, but would like to go over the features of the previous version first.  That calls for a perpendicular road coming in off of the existing Hawley Road, gradual radius coming around to a cul-de-sac.

In order to do that there is a large tunnel effect or re-grading that is required to cut into this slope to maintain the maximum percent of grade that we are allowed.  There will be embankments on both sides. It does meet the criteria for the slope of the road.  The next sheet shows a maximum grade of 12 percent with 5 percent at the cul-de-sac. The lot arrangement allowed for a shortening of the road.  The cul-de-sac is discussed.  

Dan shows the Board the new version.  They have tried to design a road with flexibility in terms of horizontal geometry from the Town’s Standards.  If they are allowed to reduce the geometry, they will save a substantial amount of re-grading and cuts.  For example, we come in here for a very short curve, this radius is tighter than the Town standards, 75 feet, a fire truck can do it.  We parallel the grade to the way the contour goes.  Then we swing to radius and we pick up station 5. All of this with a higher elevation, less cut, and less fill.  There won’t be any change of grade in this area.  There will be a cut on the higher side, but it will blend out much quicker than on the previous version.  What are we losing here?  We are loosing horizontal geometry.  We are loosing a straight platform towards the intersection.  We are reducing the radius from 120 foot down the line to 70 foot down the line.  We feel it is a good compromise.  It needs some waivers of the code with respect to the horizontal geometry. That is why we didn’t present it initially. One of the items in the MDRA memo was a suggestion that we do move the intersection point and parallel the slope.  This plan does that, but it does that at the cost of horizontal geometry. 

Liz discusses the platform at the bottom.  Steve confirms that the first curve is going to be sharper than what the Town standard allows.  The cut will be on the West side only.  

Liz discusses the other dilemma is that we are not seeing grading around the basins.  She has a concern about the area being clear-cut.  That is going to upset the neighbors.  We should consider the look of Hawley Road.  The landscaping plan is discussed.  Dan mentions that they had a landscape architect do the original plan in street-scape, landscaping the corridor.  They will provide for landscaping in the basin area on the next submittal.  The problem is that they wanted to get the current version up to speed for the Board to make a rational choice as to which one to proceed with.  

Liz speaks about Lot 5, regarding swinging further to the West as they go up the hill.  There is no way to reduce that anymore.  Liz also suggests bringing a single driveway.  This crosses two streams.  Liz suggests that they could work with the contours and double back.  Steve asks why they can’t just move the house?  Why can’t it be closer to the cul-de-sac?  Dan discusses the wetland buffer.  Steve suggests moving the cul-de-sac, a longer driveway, or a shorter road.  Why does it have to be a Town road?  If it is private it is less material, the right of way will be less wide.  The only thing is that if someone has a fifteen acre lot, they may want their own driveway. Liz discusses this is like the driveway coming up to Shoecraft’s place.  Liz mentions that they would like to minimize crossings.  Steve is not sure if there is bedrock.  Charles inquires about rock in the entrance area.  The slope is discussed.  Liz discusses the Town road versus private road.  We have had problems with private roads. We have one coming to the Town to be dedicated.  Liz suggests having more than a 30 foot right-of-way.  This way if the Town has to do any up-grading in the future, we have the right-of-way.  Steve is more concerned about creating more impervious surfaces in their right-of way.  Dan mentions that this driveway shown at 50 feet, I don’t suggest you go any less than that.  Liz asks Steve if he is talking about an 18 foot road, narrower?  Steve responds yes.  Dan discussed grade and profile and that there will be reduced excavation.    

Steve asks about the detention basins.  He assumes they will have to clear-cut.  They are thinking of sinking them in instead of cutting.  It will be cut into the grade.  Steve confirms that the disturbance on that side of the road will be to cut in for the basins, not for grading purposes.  Steve asks if the basins will be connected by a series of pipes. Dan replies, that is correct.  The catch basins are discussed, as well as existing culvert. Peter asks if trees could be planted there?  Dan replies, yes.  Liz asks if there is a way to do “basin” as a sub-surface?  Dan replies yes.  They would rather do planting than sub-surface.  If this is the plan we decide on, I would like to give this back to the landscape architect who we have worked with in the past.  He has made detention basins particularly beautiful. We would show the consultants and the Board a plant list on how this will be done.  Something that won’t interfere with the functions of the basins.  We will also provide another street-scape on the new version.  Rohna McKenna from the CAC makes a suggestion for plants that the deer won’t eat.  

Charles discusses the grading on the plan.  If you were to go to the West side of the road and construct a stone wall or retaining wall so that you don’t go back into the landscape as far, that would be helpful to minimize the disturbance of the grading.  The impact is minimized.  Dan has spoken with the client about this and they both agree.  There is a concern about the headlights.  Liz mentions a mixture of evergreens.  Dan suggests they focus in on that, and in addition to basin screening, they will also look at headlight screening.  

Steve asks if they have done their calculations, and that these are all buildable lots?  Dan responds, yes.  The lot acreage ranges in size from 3, 4, 4 ½, and 6.  Peter asks how many lots there are.  Dan responds 7, for about a total of 48 acres on the site.  Steve asks Rohna if she has any questions or comments.  Rohna replies that she has nothing at this point in time. 

Liz asks a question about an adjacent subdivision regarding a flag lot.  All of the lots have pieces of Lewisboro. The Board looks at a lot in Lewisboro for Alvarez & Naiomi.  There is a discussion about bringing the cul-de-sac in from the South.  The NYSEG easement is discussed, as well as the high tension wires, as alternatives to the driveway.  Dan asks the group if that is the only alternative?  Liz responds that is really the only one.  Rohna assumes that a private 15 acre lot would prefer a private driveway.  Liz discusses Lot 5 in relation to the driveway. Liz feels this is not a lot different than what we have had in Town.  Rohna asks what class they are. There is a discussion about deer hunters creating spots for deer to come in.  There is a seasonal pond.  

Dan would like the Board and Liz to feel comfortable with the upcoming submittal.  He asks who the Board would like to review this before they go any further?  Liz suggests that the next set of alternative plans also go to Drew Outhouse, Hilary Smith, as well as Bill Youngblood for feedback before they go any further. Liz asks if the Board would like copies of all the sheets again?  They reply that they would like copies of the new sheet.  Dan will call Liz tomorrow to discuss how many copies to submit.  He is here tonight to work out the concept and design.  Liz asks to see grading into the basins on the next set of plans.  The planting plan may not be done.  They will put the enhanced landscaping plan on the submittal after the next submittal.  Liz asks for a cover memo listing that these are alternate plans, that do not include the landscaping plan.  

Charles inquires about Lots 1 and 3 and 6 and 7 regarding shared driveways.  Dan replies that their goal would be to split it soon.  Dan mentions that when they were before the Board previously, they were separated, and then put back together.

Before we begin the next item on the agenda, Rohna has a discussion with the Board regarding private roads.  Unless the homeowners on the road join a homeowners association, the Town can’t take over the road.  Steve mentions that we are trying to be proactive with our planning.  Gary discusses the Town taking over his road.  The homeowners are not willing to spend the money.  It is a catch 22.  

2.
Discussion of Code Chapter 189 – Tree Cutting/Brush Clearing

Liz passes out copies of Code Chapter 189 to the Board.  She and Bruce were both concerned about the same section in this code regarding brush cutting being regulated.  It is not clearly defined in the chapter.  

Bruce Thompson, Building Inspector discusses Code Chapter 189-2-C.  I had focused primarily on the slashing of trees when reading this section, and memorized that definition.  When approached about a property on Crosby Road, I met with the property owner, and went through the steps that were appropriate for them to go through, including having an aborist come in to advise them about the trees they were proposing to come down.  I subsequently gave them a green light and they went ahead and did the clearing.  Since then, I spoke with Cynthia Curtis about this and she said there is a regulation for the clearing of brush also.  I went back and took a look at the chapter.  Surely enough, it mentions clearing of brush.  The substance of this if you combine those two items, the slashing of trees includes everything, from grass right up to trees.  

Steve asks what is the intent of this section?  Bruce responds the intent is to reduce the likelihood of erosion which could negatively impact surrounding properties. Steve asks how does cutting vines and brush have any impact on runoff.  Bruce responds that more than likely when you cut the vine, you have to do something to keep the vine from growing again.  People are going to take the next step which is to grub, so the brush does not come back again.  Steve talks about people maintaining fields all the time. Should we be sending them to Bruce everytime?  Steve feels the intent is when you go down to the roots and tear the roots out down to the soil.  That is what I think they mean.  It is open for interpretation.  Jonathan mentions it says slashing of trees and removal of brush.  I look at it as if someone goes in, slashes trees and removes brush from a whole area, I think that is what is intended. 

Rohna discusses that when you have a wooded area and then put in a driveway, and you clear an area and put a house in the middle of it.  These trees are now open to sunlight.  These trees are now open to the wind and light. Along with the light, brush starts growing. That is a man-made problem.  To clear brush that was not there before does not create an erosion problem.  What we are dealing with is when you have something other than agriculture. Someone goes in to clear trees and brush. They are cutting the brush, but the roots are no longer there.  We are not concerned with stone walls.  

Steve discusses that people who want to cut come before the Planning Board, obtain a surveyor and engineer.  A lot of these activities should not be before the Planning Board.  Let the engineer review the plans, unless it is considered similar to a wetlands issue, then it should come to us.  Charles discusses if you physically change the use, as well as the environment to another active use.  If you converted an open field, who is to say that that field 100 years ago was not an open field.  If you convert it back to an open field, it creates another bucolic environment.  Whereas if you convert it to something that is an active use, such as a riding ring or a paddock for horses to destroy, that is the difference.  We are talking about two different things.  You take maintaining and controlling the environment around your home, or converting it to something totally different. Rohna mentions that you can’t look at what it was like back then.  Jonathan suggests we say brush in conjunction with trees.  

Liz is concerned because for years she has been misinforming the Board and applicants.  If someone needs to create a driveway, to do test pits and to check for a well, they would need a brush cutting permit. The idea of regulating the cutting and removal of brush is very overburdening.  Liz’s idea, as long as we are revamping this law to create a land disturbance ordinance, to either delete that, or to provide a definition about when the removal of brush is regulated, and make it clear.  Liz would like to obtain feedback from the Board.  If someone is going in with a brush hog and clearing a flat piece of land or a rolling piece of land so that they can examine if they want to build there, and they are not cutting trees, that is not an erosion issue.  Rohna asks if the size of the property should be taking into consideration.  Steve asks Bruce how he feels about changing the law.  

Bruce mentions that he is the final arbiter. He would like to see it clearer.  It should be the intent to avoid unnecessary uncalled for erosion.  I would like to see the exceptions dealt with.  There is a discussion about farms in Town.  They can clear up to 10 acres or more. Existing hay fields are discussed, as well as potential erosion problems.  Steve hopes they choose good farming practices.  Liz believes it should be clarified to make it clear. Tree cutting permits are discussed.  It is discussed to treat this in with the exemptions for brush cutting.  Steve mentions that Bruce’s job is hard enough.  Refinement would be helpful.  

Bruce also discusses Code Chapter 189-7-B, regarding steep slopes.  The first time he read this through, he thought it was 15%, not 15 degrees.  You want to adopt one unit of measurement and not switch back and forth.  Steve asks Bruce to ask Hahn about this for a clarification.  Jonathan suggests asking Bill Youngblood what he would recommend.  Steve feels this should be done rather quickly, a quick amendment to deal with brush cutting is agreed to.  Jonathan asks Bruce if he has other chapters to discuss?  Bruce responds that those were the only two. 

Bruce would also like to discuss the violations at Old Salem Farm.  He want back over to the farm to take a look. The map showed where the disturbance is.  It is grown over with brush.  It is a small area, clearly in a wetland, not in a buffer.  Bruce signed the Affidavit Application Restrictive Law form.  Steve asks Bruce if there are any other violations.  Bruce responds, there are no violations.  Steve confirms that the application can proceed.  Bruce agrees.  Brigham’s Corners is also discussed regarding violations.  Bruce is looking into this.

3.
Review of CPU Text Revised as per Joint Meeting With Town Board

Liz has distributed revised copies of the CPU to the Board for discussion of the changes made per the Town Board’s suggestions.  Steve states that we do not necessarily agree with all of them.  Page 3-E is discussed regarding tax implications.  Steve states that this might make the point that this may make the Town more 

affordable if we had a broader tax base.  Charles asks how much broader have we made it?  Steve mentions that he would like to see a pharmacy, or health club.  Liz discusses shopping in a small hamlet in her area with a small pharmacy.  Page 9 is discussed, the language has been tweaked.  People were unsure exactly what was meant by shopping centers. 

There is discussion regarding recreational zoning, where we would rezone the golf courses in town from R-2 or R-4 to recreational use only.  Jonathan asks what would be included in this.  Steve responds golf courses or pro shops.  It would be defined in a certain way.  Liz responds, recreation with no residential.  Jonathan feels that clustering of houses should be allowed around it.  

Page 16 is discussed, in regards to Cynthia and Sy’s suggestions regarding mandatory clustering.  Charles feels that the impact will be much more severe.  Steve feels that people will not maximize the lot count.  We may see some clustering without a high lot count.  Jonathan has no problem with clustering.  Liz discusses cluster zoning and open space.  Condominiums are discussed.  

Pages 24 and 25 are discussed regarding the bulleted list.  Liz will take a look at it, and the lighting district has been taken out.  Also there are no more under utilized buildings.  Liz will take that out.  

Jonathan discusses Page 27, regarding frontage on State and County Roads.  The Town Garage is discussed regarding becoming commercial, or zoned for government use.  Steve states, it can’t be zoned for government use. Antique shops are discussed, such as Guvnor and Mrs. A., as well as Johanna Gotheil’s Antique Shop. Jonathan agrees with the addition of antique shops. Liz suggests a change to transitional use.  Jonathan discusses home businesses.  

Pages 31 is discussed, regarding the exit ramps in Purdy’s.  Steve would like the text left alone.  The Town Board is meeting with Lewisboro next week.  

Page 32 regarding straightening of Federal and State roads are discussed. Cynthia does not want the roads straightened.  There is a discussion about a bus stop on a curve.  The bus drivers are not slowing down.  Rohna suggests a sign stating the bus stop is approaching.  Steve discusses the speed limit on Dingle Ridge Road set at 10 miles an hour.  Liz discusses taking out the phrase “capacity and geometry”.  Liz mentions that Sy called today regarding the public sessions.  Liz spoke with George Hilton at the County.  He should have draft maps to us by mid-May. We will go over those at the next meeting and have revised maps in June.  The public sessions may be scheduled for the end of June.  There is a discussion about where the public sessions should be held.  The high school and museum are discussed.

REGULAR MEETING:

4.
Financial Reports:

· January, 2002

· February, 2002

Jonathan Rose motions the Planning  Board approve the Financial Report for January, 2002.  Steve Bobolia seconds.  All in favor.  No opposed.

Jonathan Rose motions the Planning  Board approve the Financial Report for February, 2002.  Steve Bobolia seconds.  All in favor.  No opposed.

5.
Appointments:

· Planning Board Secretary
· Planning Board’s Consulting Engineer
· Planning Consultant
Charles Gardner motions the Planning Board re-appoint Dawn N. Onufrik to continue as Planning Board Secretary for the year 2002.  Steve Bobolia seconds.  All in favor.  No opposed.  Resolution is approved.

Steve Bobolia motions the Planning Board re-appoint William Youngblood to continue as Interim Consulting Engineer for the year 2002.  Jonathan Rose seconds.  All in favor.  No opposed.  Resolution is approved.

Gary Jacobi motions the Planning Board re-appoint Matthew D. Rudikoff Associates to continue as Special Planner for the year 2002.  Jonathan Rose seconds.  All in favor.  No opposed.  Resolution is approved.

Liz advises the Board that Frank Rodriguez, the RF Consultant for the tower proposal has started work again on his report.  We have received escrow money, and are waiting for an additional $5,000.  The tower proposal will be adjourned and continued.  Liz talks about alternative sites what we may not have thought about.  She is also receiving suggestions again about the Highway Garage, two smaller towers instead of one.  One at the Highway Garage and one at Salem Center.

6.
Resolution:

Chairman motions to adjourn the Planning Board Work Session/Regular Meeting.  
Gary Jacobi seconds.  All in favor.  No opposed.  Meeting is adjourned.
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