North Salem Planning Board Minutes

February 18, 2004

7:30 PM – Annex

PRESENT:

Charles Gardner, Chairman




Gary Jacobi, Board Member




Peter Nardone, Board Member




Robert Tompkins, Board Member

Liz Axelson, Director of Planning

ABSENT:

Bernard Sweeney, Board Member




Roland Baroni, Town Attorney (not required to attend)

ATTENDANTS:
Brae Land Corporation:

William Wright, III

Chairman, Charles Gardner, calls the February 18, 2004, North Salem Planning Board Meeting to order.

REGULAR MEETING:

1.
Brae Land Corporation:


William Wright, III

Consider Draft Resolution of Acceptance of Boundary Line Adjustments.

Bill Wright is here tonight.  Liz states that she color-coded the map to make it easier to see the lots.  Mr. Wright states that one of the tax lots is divided by wetlands.  It was deemed appropriate to attach that lot to the lot that goes all the way up Mills Road.  The wetland itself which extends all the way across was deemed to be appropriate to have all part of Lot No. 26.  Charles inquires about the pond.  Mr. Wright states there is a lot of water on the property.  The Board decides they would like the plan labeled to read “pond/wetland”.  Liz will make revisions and renumber the Draft Resolution.  Gary states that this is an odd shaped piece of property and asks how it came to be that way.  Mr. Wright states that the property on Mills Road was acquired by Salvia with a boundary line change.  There is a square piece of property that is not part of the boundary line which is owned by Brae Land Corporation.  Gary asks Mr. Wright if there are any long-term plans for the property.  Mr. Wright is not sure.  

Liz walks the Board through the Draft Resolution.

Chairman motions that the Planning Board Adopt the Draft Resolution of Acceptance of Boundary Line Adjustments for Brae Land Corporation.  Robert Tompkins seconds.  All in favor.  No opposed.

WORK SESSION:

2.
Draft Comprehensive Plan Update:

Discussion of status; consider setting date for Public Hearing.

Charles has a question on Page 6, G regarding minor expansion of the RO.  Liz states that there is more detail later on in Section 1.  Charles asks the Board how they feel about this item.  Charles believes that the language should still be in there.  Robert talks about the meeting at the high school in reference to people speaking about this issue.

Charles talks about the conference center facility.  Liz states that there is a general statement about it on Page 6, C, Page 8 and the top of Page 9 talks about RO.  There is discussion about Fields Lane in reference to the R-4 Zone. Charles would like to see RO facilities extend up into the area of the proposed conference center.  Liz talks about amending that section.  Charles states that is his opinion of the process.  We are talking about encompassing the back portion of Outhouse Orchard and running along Hardscrabble Road.  You would still have the R-4 running along Hardscrabble Road.  Robert talks about not prohibiting someone from using Hardscrabble Road as an access if they owned the whole property.  Liz is not sure if it would be considered prohibiting or not permitting. There are many different processes.  There are many places along the way where the Town may request different access. The traffic on Hardscrabble Road is discussed.  There is a concern about changing the image of Hardscrabble Road.  Changing the uses is discussed.  If the same person owned it would they be able to have access through Hardscrabble Road? Robert does not believe a golf course will ever be built in that area.  Liz asks Robert if there is a way to change access for any use or just this use?  Robert is talking about this use.  He talks about a buffer zone remaining residential.  Liz states that would have to be worked out internally through Site Plan. There are so many reasons that the Town can use to have primary access and making sure that it is regulated so that people cannot come in through Hardscrabble to go to the conference center.  This could be a condition of approval.  Charles talks about precedents set in Connecticut where an office complex has its main entrance coming off a commercial area, and a secondary access through a residential area.  You can have access through residential for commercial.  The only way to prevent it would be through the design.  The truck traffic on Hardscrabble Road is discussed.  Liz states that there is a little bit of logic involved as to which is the shortest way to get to I-684.  It is not the kind of thing that would be nailed down in zoning.  There are other ways in the review process to nail down the access.  On Highgate there was a problem with residential traffic coming through a residential neighborhood.  The applicant was required to only have emergency access in the neighborhood.  All other traffic was supposed to use Reed Road.  There are ways to work those things out.  

Charles talks about the expansion of RO with a campus design.  Does that extend as far back as the proposed conference center?  There is a discussion about changing Pages 8 and 9 in reference to the conference center use. Charles asks Liz to reword to incorporate the golf course facilities.  Liz talks about the Planning Board having an issue with  access off of Fields Lane.  The concerns the Planning Board has have been documented. There is a record of what the Town wants.  Liz will amend the top of Page 9.  

Gary inquires as to why the language should be specific to conference center.  Why not just state that for this piece of property we would prefer to have access off of Fields Lane.  The language would be more generic.  There is a discussion about the proposal being before the Town.  Charles states that people know about the proposal, we should address it in the Comprehensive Plan.  Gary states that they have not been before the Planning Board.  Gary asks what is gained by using the words “conference center”.  Liz states that since this issue came up, she added in draft language for the Board to look at.  Liz states this is the time to make changes.  Gary states that this language has the effect of saying that a conference center is ok.  Liz states that prior to this the plan had spoken about other recreational uses and tourist industries.  It is in there because it is being proposed.  Liz states that if the Board feels strongly that it should not be permitted, it should be taken out.  Robert agrees with Gary and states that there is no reason the language cannot be generic.  Gary asks if a conference center is more desirable than a warehouse or a hotel?  The Board talks about a conference center being the same as a hotel.  At some point if the Town is going to consider this subject, the Comprehensive Plan should say something about it.  

The Board decides to have the words “conference center” taken out of the Draft.  A general statement should be made about any future development of this property in the Town’s best interest to have access off of Field’s Lane. 

The conference center language is listed in several places. Gary states that the Planning Board is supposed to be an unbiased Board that waits to see applications.  Charles confirms that the Board is talking about the possibility of development that hasn’t happened yet.  Liz confirms that the Board would like her to take out language from the bottom of Page 8 to the top of Page 9.  It is all underlined. Charles agrees with Gary.  Why should we be supporting this if it isn’t a master plan decision?  Robert talks about the expansion in the RO in relation to the 168 acres.  Liz confirms with the Board what she will take out.  Charles states that the agricultural business is appropriate.  The Town Board may decide to put the language back in.  

Liz provides an overview from Page 8 on, regarding non-residential uses through Page 12 that talks about unsuitable non-residential uses.  Liz talks about the bottom of Page 10 regarding more non-residential uses.  She confirms with the Board that language is ok.  The Board confirms that is a more general statement.  Charles talks about the bottom of Page 13 regarding an amendment to the R4 zoning.  Robert talks about the possibility of someone buying up Vails Lane for a conference center.  Liz states that it is not inappropriate for a town to specify uses.  Liz states that people have called her to inquire if they are permitted to take an old horse farm and change it into a health center. Her answer is no.  Robert talks about a spot zone.  That is his concern.  Charles talks about the developer criteria on the lots.  Charles talks about amending the district for the conference center should be left out on the bottom of Page 13.  Robert states he is not for or against a conference center, but feels that it should not be in the draft.  Liz states that some form of planning has to proceed a zoning change.  Liz talks about an area plan. Liz refers to what she has read in the New York Zoning Law and Practice.  Charles talks hypothetically about everyone in Croton Falls being offered $1 million for their properties.  They would petition for the zoning to be expanded to business.  There would be no planning going into that.  Then the Town Board would do a study and make a determination.  Liz states that the planning could be accomplished in the study.  

Gary talks about Page 16, Paragraph 2 regarding single family homes.  Gary does not recall that there was a need for more single family homes.  Liz that we have single family dwellings in Town.  There is a need to have more of them go on the market.  

Charles confirms that Liz will go through the Draft and take out reference to the conference center.  Robert states that there is a reference on Page 22, Paragraph 3.  Liz will take out the whole underlined area.  

Liz will make the requested changes.  Charles is comfortable with the rest of the Draft.  Charles states that they would like to set a date for a Public Hearing.  Liz states that the April workshop is April 21st.  Liz states that the Public Hearing could be set for April 21st.  Charles would like to look at a final Draft.  Liz asks the Board if they would like to look at the Draft on March 3rd and then set a Public Hearing.  The Board discusses possible Public Hearing dates.  Charles would like this to be the only item on the Agenda.  The Board decides to hold the Public Hearing on April 21, 2004.  Dawn will confirm there is no conflict with the Passover Holiday.  Liz and Dawn will look into a location such as the North Salem Firehouse and/or the North Salem Middle School/High School Cafeteria.  

Chairman motions that the Planning Board set a Public Hearing on the Draft Comprehensive Plan Update for April 21, 2004.  Gary seconds.  All in favor.  No opposed.

3.
Discussion of Low-Volume Local Roads Booklet:

Charles states that there are certain standards set up by ASSHTO, which is the American Association of State Highway and Transportation Officials.  We asked our engineer about guidelines for low-volume local roads.  Hahn Engineering sent this booklet to us.  Liz states that a memo came with the document as well.  Charles would like 

the Board to take a look at this in regards to adjusting our regulations with respect to road standards as far as low-intensity roads.  There is flexibility in the standards.  Fire access issues should be discussed.  If any of the Board Members need another copy, please contact Dawn.

4.
Next Meetings:

· Regular Meeting – March 3, 2004
· Work Session – March 17, 2004
· Regular Meeting – April 14, 2004 (note date change)

· Work Session – April 21, 2004 – CPU Public Hearing
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.  Peter Nardone seconds.  All in favor.  No opposed.

Regular Meeting:

5.
Resolution:

Chairman motions to adjourn the Planning Board Meeting.  Gary Jacobi seconds.  All in favor.  No opposed.
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