North Salem Planning Board Minutes

October 15, 2003

7:30 PM – Annex

PRESENT:

Charles Gardner, Chairman




Peter Nardone, Board Member




Gary Jacobi, Board Member




Bernard Sweeney, Board Member




Robert Tompkins, Board Member

Liz Axelson, Director of Planning

ABSENT:

Roland Baroni, Town Attorney – Not required to attend

ATTENDANTS:
Community Based Services:
Roger Hof









Roy Van Lent




Salem Golf Club:


Neil Carnow, Architect




Troles:



Robert Troles




Brae Land Corporation

William P. Wright, III

Chairman, Charles Gardner, calls the October 15, 2003, North Salem Planning Board Meeting to order.

PRE-APPLICATIONS:

1.
Community Based Services:


Roger Hof

Discussion of addition to existing building.

Roger Hof is here tonight to discuss the Site Plan approval process.  Charles asks Mr. Hof if he has a map with him tonight.  Mr. Hof passes out copies, as well as photographs.  This building used to be the surveying office for Bunney Associates.  Community Based Services coordinates and takes care of various group homes in the lower Hudson Valley.  There is a gap in terms of the quality of service they provide.  They would like to upgrade the quality of their services.  They are proposing to add a training facility room, additional office space, plus a conference room on the second floor.  They would like the training facility to be separate so as not to interfere with the day to day operation.  The office space is required to provide privacy.  We have handed in letters and supporting materials as well as photographs.  We would like to preserve the existing appearance of the building by placing the addition behind it.  The population of the building will not change.  The purpose of this is not to provide for a huge amount of people.  We are here tonight to present our plan to the Board on an informal basis. Our objective is to comply with the rules and regulations of the Town.  We are under a burden.  We have a pre-existing non-conforming operation.  We understand we may be going to the Zoning Board of Appeals as well.  

Liz states that the use is conforming and is permitted.  The setbacks and coverage are discussed.  There may be a need for a rear yard variance, and a variance for existing parking in the setback.  The stream on the site is discussed in conjunction with the possible need for a Wetland Permit.  Mr. Hof states that a new survey is being prepared by Bunney Associates to show that they fall outside the wetland area.  

Liz asks Mr. Hof is all the parking is existing.  Mr. Hof states yes it is.  A reduction in the required parking is discussed.  Mr. Hof states that he has been there several times and has never seen the parking lot full.  Typically,

there are ten to twelve cars there, except during a training session.  The shed is discussed.  Wheel chairs and towels are stored in it.  Mr. Van Lent states that they have a provision on the plan for equipment and supplies to be kept on the first floor.  The paved area in the back is discussed.  

Charles asks the Board Members if they have any questions.  There is a discussion about the applicant filing a formal application for Final Site Development.  There is a discussion about the Planning Board doing a referral to the Zoning Board of Appeals regarding the variances.  Charles advises the applicant to clean up the site.  Liz lets Mr. Hof know that he may contact her with any questions.

REGULAR MEETING:

2.
Salem Golf Club:


Neil Carnow

Consider Draft Resolution for Conditional Use & Final Site Development Plan Approval.

Neil Carnow is here tonight to represent Salem Golf Club.  Charles asks Mr. Carnow if comments from Hahn Engineering have been responded to.  Mr. Carnow believes they have responded to the Hahn Engineering comments.  Liz states that she has spoken with Hilary Smith and Roger Schalge.  They believe the applicant is ready for an approval with conditions.  Liz walks the Planning Board through the Draft Resolution.  Charles discusses the lighting with Mr. Carnow.  Mr. Carnow states that they have sent in a letter that deals with the lighting issue.  

Chairman motions that the Planning Board Accept the Draft Resolution for Conditional Use and Final Site Development Plan Approval for Salem Golf Club.  Peter Nardone seconds.  All in favor.  No opposed.

3.
Troles:


Robert Troles

Consideration of Draft Resolution of Acceptance.

Robert Troles is here tonight.  

Liz walks the Planning Board through the Draft Resolution.

Charles asks the Board if they have any questions.

Chairman motions that the Planning Board Adopt the Draft Resolution of Acceptance for the Robert Troles Lot Line Adjustment.  Robert Tompkins seconds.  All in favor, except Peter Nardone is absent from the vote.

4.
Brae Land Corporation:


William P. Wright, III

Discussion of lot line revision and sketch map.

Liz goes over the sketch map with the Board.  William Wright states that there is a substantial wetland.  They would like to add approximately 16.5 acres to Lot 54 from Lot 57.  The 68-acre parcel includes a piece of wetland. The wetland area attached to the parcel will be kept in tact.  Mr. Wright states that the area is being surveyed.  The line may change slightly when the survey is finished.  The wetland line is discussed.  Liz states that she and Mr. Wright have spoken about a lighter line.  There is discussion about a potential subdivision in the future.  

Liz discusses the parcel to the North regarding Open Land Foundation property between Bogtown and Mills.  There is a 2-acre parcel.  This connects with an additional parcel for Mr. Haussermann.  Liz states that she had walked the property once while going on a Site Visit at Mr. Haussermann’s property.  Liz asks Mr. Wright if any land will be going to the Open Land Foundation.  It makes sense for family interest.  Liz asks Mr. Wright about a future subdivision.  He is not sure.  

Robert asks Liz if this will be another acceptance.  Liz discusses the zoning and additional costs.  Mr. Wright states that most of the land has been surveyed.  He is having the balance re-surveyed.  

Liz suggests Mr. Wright finish the Nash Road filing to move ahead.  Charles would like Mr. Wright to make it clear what is happening with the lots.  Mr. Wright talks about color-coding the map.  Hash marks are discussed.

5.
Comprehensive Plan Update:

Planning Board Discussion.  Consider Joint Meeting at upcoming Town Board or Planning Board Meeting.  Consider timing of Public Hearing on Planning Board’s Draft Comprehensive Plan Update Version dated 5/17/02.

There is a brief discussion about the meeting held with Charlie, Gary, Sy, and Tom regarding the Draft Comprehensive Plan Update.  The proposed golf course/conference center was discussed, as well as a proposal for 80 semi-attached +55 adult residences, on two floors.  The significant reduction of disturbance is discussed in relation to the adult residences compared to a previous proposal for 49 single-family homes.  The entranceway and visual impact are discussed.  

The Planning Board discusses changes the Town Board has made to the August, 2003 Draft CPU since it had been referred to the Town Board.  Liz states that the changes are highlighted in the text.  There is a discussion about the Planning Board not holding a Public Hearing before making the referral to the Town Board.  A joint meeting between the Planning Board and Town Board is discussed.  Liz states that the Town Board is contemplating additional changes to the text, but those revisions have not been made yet.  There is a discussion about less of a traffic impact for senior housing.  

The RO District is discussed in relation to the property that backs up to Outhouse Orchards.  Robert states that the uses within RO should be expanded as opposed to being eliminated.  The tax dollars going to the Town of Brewster are discussed.  

The Planning Board discusses having a joint meeting with the Town Board to be held on November 19th, if the Town Board is available.  The Planning Board discusses holding a Public Hearing in January 2004.  Liz will set up the joint meeting.  

There is a discussion about cell towers not being addressed in the Draft CPU.  A suggestion is made to have a professional meet with the Board to discuss what may be coming down the pike.  Gary thinks it is a good idea to see what they have to offer.  Co-location is discussed.  Liz states that the zoning is clear.  The language is weighed heavily on co-location.  

Mrs. Mandelstam asks for a brief explanation of tonight’s Agenda item in regards to the Planning Board holding a Public Hearing.  Liz states that the Planning Board will have a Public Hearing on the May, 2002 and August, 2003 drafts.  The Public Hearing should have been held before the referral to the Town Board.  Liz and Roland discuss holding a Public Hearing on both versions.  Mrs. Mandelstam asks Liz if there is a procedure or outline listing the steps that have to be done. Liz states that will take place when the Town Board is ready for adoption. 

The Planning Board will hold a joint meeting with the Town Board first, then look to set a Public Hearing for January 2004 on both drafts.  Then the Planning Board will make a new recommendation.  The Town Board is required to have a Public Hearing within 90 days.  The Town Board may hold more Public Information Sessions, and then another Public Hearing.

6.
Minutes:

· September 3, 2003
Chairman motions that the Planning Board Approve the September 3, 2003 Minutes.  Gary Jacobi  seconds. All in favor except Peter Nardone abstains.  No opposed.

7.
Next Meetings:

· Regular Meeting – November 5, 2003
· Workshop Meeting – November 19, 2003 & Planning Board/Town Board Joint Meeting
8.
Resolution:

Chairman motions to Adjourn the Planning Board Meeting.  Peter Nardone seconds.  All in favor.  No opposed.  Meeting is adjourned. 
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