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Chairman, Charles Gardner, calls the November 19, 2003, North Salem Planning Board Meeting to order.

REGULAR MEETING:

Chairman motions that the Planning Board go into Executive Session.  Peter Nardone seconds. All in favor. No opposed.

EXECUTIVE SESSION:

Chairman motions that the Planning Board go back into the Regular Meeting.  Bernard Sweeney seconds. All in favor.  No opposed.

REGULAR MEETING:

1.
Joint Meeting with the Town Board


Draft Comprehensive Plan Update (CPU):
· Discussion of Town Board changes to August, 2003 text

Charles states that this is a Joint Meeting with the Town Board to discuss the Draft Comprehensive Plan Update. The Planning Board submitted draft text in May 2002, based on public comments that were received in an informational meeting with the public.  The Planning Board received a revised Draft Comprehensive Plan Update from the Town Board dated August 2, 2003.  The Planning Board would like to obtain feedback from the Town Board Members as to why some of the changes from the Planning Board draft were made.  

Liz states that she had prepared and circulated a memo dated October 15, 2003 that highlighted items for discussion.  

Charles talks about one item being the JoFlo property application in Croton Falls.  This was the proposed 250,000 square foot of commercial space with residential development.  This was part of litigation.  Sy states that this project is changing.  Sy states that the Town Board at its next meeting in Executive Session will discuss a new set of stipulations to reflect the change.  The proposal will be for the 49 private residences to remain the same.  The 250,000 square foot of commercial space will be replaced with 80 units for active senior citizens. Charles asks if that will be limited to senior citizens.  Sy states that the Board is doing everything possible to see that it stays that way.  Roland has researched this and it is not all that difficult to maintain this as senior citizens residences.  Cynthia reads from a memo that Roland Baroni prepared and asks the Planning Board if they have copies of the memo.  The Planning Board does not have copies.  Cynthia provides  Dawn with her copy for reproduction. The improvement in traffic patterns is discussed.  Charles states that we should address this in the Draft Comprehensive Plan Update.    Sy agrees.  The rezoning issue is discussed.  Sy states that we may need to look at rezoning Town-wide.  We should come up with a set of criteria.

Charles states that another area of concern is the research office proposed expansion of uses, as well as the zoning area.  The Town Board has removed that from their Draft.  Sy states that we may look at broader uses.  The Town Board has a sensitivity to adding retail uses to it.  Charles states that the intent from the Planning Board was in terms of having office facilities to encourage a small restaurant within the structure as opposed to independent buildings, to broaden the scope of what RO does.  Sy has a question as to whether there will be a sufficient amount of employees in those buildings to frequent a restaurant.  Charles states that an analysis would have to be done.  Sy discusses low-intensity uses.  

Charles talks about the Planning Board’s suggestion to possibly expand to the RO District, that may dovetail with the proposed conference center facility/golf course.  That land is adjoining to some of the areas that may be able to be expanded.  The Planning Board discusses concerns about what has happened in the Town of Brewster, where large buildings are placed near the road.  The Planning Board would not like to see that happen on Field’s Lane. Charles states that if some of the RO districts were expanded into the properties in the back, a campus type design may work better.  Field’s Lane would look nicer than it does now.  Some of the houses that are there may be taken down. The visual character of Field’s Lane would not be effected as much as having a larger building.  The conference center facility may fall into that area.  It may solve problems about rezoning.  It may open the door to having that kind of facility elsewhere in the Town and create an issue.  Cynthia would like to know how far the Planning Board would like to go with this expansion.  Liz states that they suggest going back through Outhouse and a few more parcels in the Northern part of the Town.  Charles states that it would not extend to Hardscrabble Road.  Cynthia states that you can’t protect access.  Cynthia discusses the access on Hardscrabble Road in relation to protection through zoning.  The access through Field’s Lane is discussed.  This has been discussed with the Town Attorney. Liz discusses a Town Board Special Permit Use in the zoning.  That may be a way to handle it. 

Warren states that the only reason for commercial uses is to receive more taxes.  The expansion may not be a benefit.  Sy asks how moving it further away would effect the taxes?  The visual benefit is discussed.  Tom talks about moving the conference center/golf course back for aesthetic reasons.  Building off of Exit 8 and Field’s Lane is discussed.  Warren talks about the site.  Liz states that was the idea of having other uses being accessories to office.  Most of the uses are already allowed in RO, and would be compatible with RO.  Cynthia states that is not what was in the document sent over to us.   What we are talking about tonight sounds a lot better than having retail uses.  Sy talks about the conference center/golf course in regards to traffic.  That may be handled by the Planning Board in the way the entrance road is designed.  If there is a main entrance road coming in from Field’s Lane and 

a very minor entrance road coming in from Hardscrabble Road, then we will know that the traffic is going to be steered towards Field’s Lane.  Their proposal was for conference center attendees and employees to come in through Field’s Lane. Only daily golfers would come in from Hardscrabble Road.  That could be controlled through Planning Board design.  Cynthia talks about people coming in from Connecticut not knowing which road to use.  Charles talks about conference center’s mailing out brochures so that people will know where to go.  Cynthia states that the applicant has stated that they would be interested in corporate accounts. Liz talks about the traffic impact on Hardscrabble Road versus Field’s Lane.  Field’s Lane is nice and straight. Hardscrabble is curvy and narrow.  Arguments from a traffic impact point of view could be made for the main access to come out on Field’s Lane.  Cynthia discusses the proposed access being in Southeast.  Robert asks where they would come through on Hardscrabble Road?  

Charles talks about the possibility of expansion to the RO due to increased traffic coming off of Field’s Lane through RO area.  Cynthia talks about the zoning being conditioned upon access.  Liz states that it is not impossible.  Chris talks about not granting the zoning.  Robert talks about sight distance problems.  

Robert states that his concerns are regarding comments people made when the Town Board had a meeting at the High School in relation to the RO Zone.  The bulk requirements are discussed.  Consideration should be given for flexibility for people who have lots.  Cynthia talks about the fact that there are two issues.  Robert feels that if we attempt to create a special use in an R-4 Zone, what will prohibit use in another zone.  It seems like a spot zone, which concerns me.  Liz states that a business zone may be more appropriate.  Charles talks about the lots on Field’s Lane.  He sees houses that have been abandoned.  Cynthia states that they are tiny lots.  Charles states that Cynthia mentioned the lots were being used.  The size of the lots are discussed.  Charles is talking about someone buying a lot and then buy another lot next to or behind it.  Cynthia states that they raised a red flag about retail. Warren talks about buildings being visible from Field’s Lane or pushed back.  Charles talks about expanding the RO area in the back to include different types of setback requirements based on the types of uses. A campus design may have a requirement of being 200 feet from the road.  There are different ways in which to achieve this.  

The visual corridors in the community are discussed.  Aesthetic roads, such as Hardscrabble Road and Baxter Road are discussed as far as development in order to keep the character the same.  When a large square foot house is put on a smaller lot, it looks like a large commercial building.  Charles talks about methods in upstate New York and Vermont, where a four-acre zone is established.  Someone who wants to build a 3,000 square foot house could build it within those acres.  If someone wants to build a 3,000 square foot house, it has to have a 100-foot setback from the road.  If someone wants to build a 5,000 square foot house, it would have to have a 150-foot setback  from the road.  Charles is not only talking about today, he is looking towards the future when his son is old enough and may be looking into buying a house in this community that he will be able to afford it.  Charles talks about the commercial availability that may benefit the Town.  The opportunity should not be closed out.  Drew Outhouse may at some point develop the R-1 land he has for a subdivision.  If that happens the opportunity for commercial will be gone.  At least look at the opportunity for twenty years down the line.  Cynthia asks Charles to suggest a way that the back could be zoned that would prohibit the access from Hardscrabble Road.  Cynthia states that this may be a legal question.  Liz states the idea is the zoning would extend from Fields Lane.  Cynthia states that if they own somewhere else, they have the right to come from there.  

Charles talks about the potential for rezoning for AgB for Hardscrabble Farms and Outhouse Orchards.  Cynthia states they have access through Hardscrabble Road.  Charles confirms that is through the AgB district.  Robert talks about a zoning area on the North side and a residential area on the South Side of Fields Lane.

Cynthia talks about the studies referred to in the Draft Comprehensive Plan Update.  She feels that these studies should have been done first.  Cynthia talks about a visual impact study.  Liz talks about a description of non-residential use at the end of Section 1.  Cynthia states that the studies should be done now.  

Sy talks about the 240 acres of open space.  Cynthia states that is not open space.

Charles states that we should look at the potential for developing the studies that Cynthia is referring to.  He is not sure how long something like that will take.  This is basically a plan recommendation.  It does not mean that if we recommend something it will come to fruition.  There is an interest to do the studies.  We need to have a basis to start from.  Performing every study in the world in order to get us to where we may want to be may not be the right way of doing it.  Cynthia feels that by calling this a comprehensive plan, you need the studies first.  Liz states this document is structured to outline ideas.  Cynthia states that this is an outline.  Liz disagrees.  It is a plan that recommends items to be considered.  Each area lists a topic that recommends a study that would have to be done to consider those items.  Maybe the Town Board would like to prioritize a few of the studies.  To perform all 12 or 13 studies all at once could take two or three years.  It seems crazy to do a lot of studies.  We are working from the 1985 Master Plan and a Zoning Ordinance that has been in place.  This plan recommends items to be considered, items to be reviewed and items to consider changing and what do we need to study in order to do it. Cynthia talks about the bulk of the zoning all about 4-acre residential zoning.  Cynthia suggests a tax analysis be prepared to see whether or not that has served us well. We are always talking about a little commercial here and a little commercial there.  We should analyze this.  Charles feels that Cynthia is right.  This is a physical analysis that should be done through the Town Board.  This does not have as much of an impact on the planning aspect. We are not saying that we are going to change to R-4 zoning.  These changes are minor.  Cynthia talks about a capital improvement project.  We have to do those types of studies to see if this is working.  We are talking about changing the services on Field’s Lane.  What do we need to do to keep our community the way it is.  A study of what we have should be in place before we take apart Field’s Lane.  Warren agrees that a few studies should be done.  Charles feels that we need to start with the Comprehensive Plan as a starting point.  Cynthia asks how we do SEQR on an outline where everything is dependent on an outline.  Liz states that this is a plan, not an outline. You have to look at the language of the plan. It makes recommendations but it does not say here is a piece of zoning attached to this.  Cynthia states that we would spend an awful lot of time and effort going through SEQR to find that we have to do the studies.  Charles states that the studies should be prioritized.  Charles states that we need to get this adopted in some fashion and then do the studies.  Charles states that in ten years we will be looking at this again and saying, maybe this or that did not work.  Cynthia states that we need to look at what makes sense for North Salem.  Warren talks about the possible tax advantages.  Charles talks about families in the future who may not want to drive a distance for shopping.  We do not know what that will be like in 10 or 15 years.  

Charles talks about the rural business in the Salem Center Area, as well as property near the Town Garages that were taken out of the Planning Board’s draft.  Sy states that it is foolish to zone the Town Garage as commercial because it is municipal, and it is staying municipal.  Charles talks about hearing that at some point they would like to move out of there.  The salt shed is discussed.  Sy has not heard anything about this.  Tom talks about the salt shed.  There may be people who would like to see it moved and people who would not.  

Charles states that the Planning Board may not have been clear with their intent about rural office or rural commercial use.  We were thinking about initial structures that had been utilized as antique shops that were taken out.  We thought these would be nice to have back in the community as a low-intensity type use.  We wanted to get a better feeling on what the Town Board is thinking.  Sy talks about limiting that to rural intensity by making it a historic zone so that the buildings could not be changed or expanded.  Cynthia talks about the access.  Charles talks about Outhouse Orchards having 250 feet of road access.  He has seen people back out onto Hardscrabble 

Road.  This intensity would be so low.  It would be a small amount of traffic for someone who has clients come to their house.  Liz talks about keeping the coverage down to 10 percent.  Charles talks about the home businesses that are popping up all over Town.  Warren asks which lots we are talking about.  Liz states that if you look at the inset for Salem Center there are two parcels to the West of NB.  Charles states that one is an antiques facility now. The other used to be an antiques facility.  Cynthia talks about the driveway in between the two houses.  When this was proposed as commercial there was a plan to move the road.  We are creating a more intense driveway on a very, very busy intersection.  Tom feels that Cynthia is speculating.  The traffic on Route 116 is discussed.  

Charles does not know what the zone used to be called.  The response is that it was village retail.  Charles thought that allowed all types of retail services.  Cynthia inquires as to how we can guarantee low intensity.  Liz states that there are other antique shops in Town.  Liz talks about required parking.  Charles talks about the establishment of a historic district overlay.  Cynthia asks what the driving force is.  Is this a use that the people are asking for? Charles states when the Planning Board did their first analysis years ago, there was a lot of interest from people in Town.  That is not people specifically in Salem Center.  Cynthia feels that we should look at the people in the area.  Charles states that when the Planning Board holds their Public Hearing in January, he would like to hear from the people as to what they think.  Charles does not think it is a bad idea based on information we have obtained from other meetings.  I have heard from only one or two people who would not like to see that happen, versus more people who would like to see that happen.  Cynthia talks about an antique store in Town that is not open five days a week.  It may only be open on the weekends.  If we had people open five days a week, we should look at the traffic issue.  Charles states that people would have to come before the Planning Board with a Site Plan.

Charles talks about the non-conforming uses in Town in regards to restaurants.  Tom states that there are six restaurants not including Kingsley’s.  Charles talks about the Blazer location not being conducive to R-1 zoning. He feels that we should make these restaurants be allowed to stay.  Charles finds these restaurants to be an asset to the community.  Charles states that if there was a fire at the Blazer, and if it exceeded 75% of the value, they would not be allowed to rebuild.  Warren states that the Town Board has had discussions about the fact that there would not be an interest for a residence there.  There is very limited land.  Cynthia talks about the zoning uses. They could never fit everything on 1/3rd of an acre.  There is discussion about a Use Variance.  Liz states that they would have to comply with the zoning.  They would have to go through Site Plan.  Giving an Area Variance is not so outlandish.  Liz does not believe that using a Use Variance is appropriate.  The narrowing of the zone is discussed. Charles talks about the non-conforming uses eventually may disappear.  That is not what the Planning Board would like to see.  Sy talks about creating a restaurant zone.  Charles would like to see this made more flexible. He discusses Kingsley’s.  Liz talks about Purdy’s Homestead wanting to expand.  Liz told them that they can’t expand.  Tom talks about he and Sy attending a Homeowner’s Association Meeting tonight.  On their way out, Sy stopped and turned around and asked if the people would like the Blazer taken down and replaced with residential.  Six people wanted it to stay.  One person did not care.  Charles does not feel that it is intended that we want to get ride of these restaurants.  Cynthia talks about having zoning that matches.  Tom discusses legitimizing the businesses.  The time limits for restaurants to be closed is discussed.  Tom asks the Planning Board to research this.  

Robert discusses the Town Park and Kingsley’s expansion.  The parking is discussed.  Robert states that these are real people that have these problems.  They have put their money into the buildings over time.  The restaurants should be treated equally.

Charles states that the Planning Board did not address the future potential of cell development in the Master Plan. We started the cell tower operation because we were forced to.  We developed a code regulation based on what we thought was the interest in the community to minimize the amount of cell towers in the community.  No matter 

how many times we asked applicants if this will be all they need, they reply “for us it is”.  Warren states that the Town Board was originally interested in co-location.  Charles states that it does not necessarily have to be collocation.  There could be two or three towers in one location as opposed to one larger tower.  There are different methods of handling it.  Charles believes that where we have a cell tower going in the future is less intrusive than some of the other towers that are already existing in the community.  The question is that we would like to obtain feedback and have someone come in to do a study on alternatives.  The Planning Board did not know whether the Town Board would like to provide feedback about this.  Warren states that everyone wants the reception and no 

one wants a tower.  Collocation is discussed.  We may need to look at the Town Code.  A cell tower off the Saw Mill River Parkway discussed.  

Liz states that she will speak with Roland about where we go from here.  The next step should be for the Planning Board to hold a Public Hearing.  Liz feels there has been enough commentary from the Town Board and the Planning Board.  The document that we currently have does not reflect all of those changes.  Liz talks about the Planning Board working on a revised text, or hold a Public Hearing on the August 20th text.  We can discuss that with Roland.

Warren would like to see some type of a tax study.  Sy states that people not building $10 million dollar homes. We will end up with developments.

Liz talks about the smaller non-residential changes in regards to services for the residents.  The language about bringing in tax revenue was not pertinent to the smaller zoning changes.  We took that language out.  Liz has heard it coming up tonight in reference to the conference center/golf course.

Cynthia believes what the townspeople want to see is that the Town continues to protect important areas.  If the developers come to the Planning Board, the Planning Board does not have the basis to make certain demands of the developer.  If we had the open space study finished and it was an overlay, and had a developer come in, we would have a tool.  

Charles does not believe this will stop the aspect of developing the Comprehensive Plan.  Cynthia talks about not having all of the tools needed to shape the zoning the way we want it to.  Charles concern is spending two years preparing studies and then in that two year period of time someone comes in and takes 1,000 acres of land and would like to build houses on it.  Cynthia states that if we try to adopt something, but don’t have the studies to backup what is being said, where is the weight?  Cynthia talks about the Town of Bedford’s Comprehensive Plan. Their Plan is based on studies that have been completed.  Liz states that the State also gives a lot of leeway in terms of  what do you call a plan.  To some degree the State allows you to recognize a Draft Document as a plan.

Sy states that there was a study in 1987 that stated that Research Office was the way to go.  Three years later no one was building yet.  Charles would like to see this Draft become adopted.

2.
Resolution:

Chairman motions to adjourn the Planning Board Meeting.  Robert Tompkins seconds.  All in favor.  No opposed.
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