North Salem Planning Board Minutes

December 7, 2005

7:30 PM – Annex

PRESENT:

Charles Gardner, Chairman




Bernard Sweeney, Board Member




Gary Jacobi, Board Member




Robert Tompkins, Board Member




Peter Nardone, Board Member



Liz Axelson, Director of Planning

Roland Baroni, Town Attorney

ATTENDANTS:
Ivanhoe Subdivision:

                    Don Rossi, Esq.




Keeler Lane Development Corp./O’/Donohue:  Don Rossi, Esq.
Chairman, Charles Gardner, calls the December 7, 2005 North Salem Planning Board Meeting to order, and amends the Agenda in order to remove Item No. 3, Stangarone Subdivision Discussion of Technical Items, as well as add in Ivanhoe Subdivision Discussion of Zoning Concerns.
PUBLIC HEARINGS:

1.
Stangarone Subdivision:

Harry Nichols
Continue the Public Hearing Regarding Application for Minor Final Subdivision (With Conditions).

Chairman motions that the Planning Board Continue the Public Hearing for the Stangarone Subdivision to the January 4, 2006 Meeting.  Robert Tompkins seconds.  All in favor.  No opposed.
2.
Ivanhoe:


Don Rossi, Esq.

Continue the Public Hearing Regarding Application for Minor Preliminary Subdivision (With Conditions).

Chairman motions that the Planning Board Continue the Public Hearing for the Ivanhoe Subdivision to the January 4, 2006 Meeting.  Gary Jacobi seconds.  All in favor.  No opposed.

REGULAR MEETING:

3.
North Salem Center:

Consider Request for a 90-day Extension of Amended Site Plan and Wetland Permit Approval (With Conditions) from December 8, 2005 to March 6, 2006.

Chairman motions that the Planning Board Grant the 90-day Extension of Amended Site Plan and Wetland Permit Approval (With Conditions) From December 8, 2005 to March 6, 2006 for North Salem Center.  Gary Jacobi seconds.  All in favor.  No opposed.

4.
Financial Report:

· November, 2005

Chairman motions that the Planning Board Approve the Financial Report for November, 2005.  Gary Jacobi seconds.  All in favor.  No opposed.

5.
Minutes:

· November 2, 2005
Chairman motions that the Planning Board Approve the Minutes for November 2, 2005.  Gary Jacobi seconds.  All in favor.  No opposed.

6.
Ivanhoe Subdivision:

Don Rossi, Esq.
Discussion of Zoning Concerns.
Don Rossi states that tonight he received a copy of a memo dated December 7th Liz had prepared regarding additional zoning and technical concerns.  Mr. Rossi states that he has not read the entire memo.  However, two issues came up at the last Zoning Board of Appeals meeting that he thought would be very appropriate to discuss with the Planning Board.  First, Peter Kamenstein suggested that the boundary line between the two lots be moved to the center between the two paddock fences.  The boundary line will be moved approximately two feet.  Mr. Rossi shows the proposed boundary line on the Map.  Second, Mr. Rossi did not think that they needed a variance for the two existing employee dwelling units.  They have been there for many years.  The Zoning Board of Appeals feels that a variance is required for the employee dwelling units.  We would like to ask the Planning Board to amend their recommendation to the Zoning Board of Appeals.  
Liz goes over the memo she prepared with the Board.  The first paragraph is a re-cap of existing items.  Comment No. 2 talks about the two uses, riding academy and horse shows which would require Site Development Plan Approval.  Mr. Rossi states that there is no proposal for a riding academy.  Liz confirms with Mr. Rossi that the riding academy and horse shows will be discontinued.  Mr. Rossi states that riding academy does not come under the definition of agricultural uses in the Ag & Markets Law.  The horse shows that are open to the public also do not come under the definition of agricultural uses in the Ag & Markets Law.  Horse shows that involve people who board their horses at the facility are permitted, but it would not be called a horse show, but most likely a competition.  Liz states that the Applicant may not be far off from having the details on the plans in order to obtain Site Plan Approval so that a riding academy and horse shows would be permitted.  Liz state that the Applicant may go back and review the Site Plan Regulations, add in the necessary changes related to Site Plan, and send in a revised map for Completeness Review.  It is possible that the Applicant may be ready to be determined complete at the January 4th meeting, at which point a Public Hearing may be opened in February.  Mr. Ivanhoe talks about the timeline being extended with more meetings.  Mr. Ivanhoe states that he does not operate a riding academy.  Liz requests a letter documenting the use to be discontinued.  Comment No. 3 goes into the specific zoning text.  Liz confirms with Roland that the Planning Board may send another recommendation letter to the Zoning Board of Appeals regarding the variance for the two employee dwellings.  Mr. Rossi states that the employee dwelling units have been there for many years.  There will be no change from the existing operation of the farm.
Gary asks what the square footage of the employee dwelling units are.  Mr. Ivanhoe states that one unit is approximately 600 square feet, and the other unit is approximately 400 square feet.  Mr. Rossi states that the employee dwelling units are pre-existing, non-conforming.

Bernard voices his concern about increasing the amount of horses on the seven acre lot.  Liz states a concern that other farms may decide to also carve off sections.  Liz states that farms are a low-coverage use.  Mr. Rossi asks the Board if they would like the property carved up into four McMansions.  Mr. Rossi states that there are factors to balance.  This is a unique situation on a beautiful piece of property.

Charles states that the Applicant is not creating anything new.  Charles states that the Board has gone through this process.    

Liz confirms that the driveway will not be taken out.  Mr. Ivanhoe shows which driveway will be a service driveway.

Referring to Comment No. 5, Mr. Ivanhoe states that there is an assumption being made about Paddock 2 being one of the two paddocks that are closest to the barn and are probably in frequent use. Gary states that there is an awful lot happening on the seven acres.  There is discussion about the possibility of the property being sold.  Mr. Rossi states that if the property is sold, the new owner would be required to come before the Zoning Board of Appeals.

Liz states that she agrees with Mr. Rossi that the Planning Board reviews applications on a case by case basis.  Mr. Rossi states that he is not questioning their role.  Mr. Rossi states that he lives in the Town.  This is a historic road. Liz states that the Board has not received a draft easement to review.  
Gary would like to know how many people are living in the employee dwelling units.  Mr. Ivanhoe states that there will be one person in the studio unit, and one person in the one bedroom unit.  There is a discussion about stress on the septic.  The Board of Health Department requirements are discussed.  Mr. Rossi states that there has never been a problem with the septic system.

Comment No. 6 relates to a previously approved Town widening strip.  Roland states that the Town does not take dedication.  The road may become a right-of-way by easement.  The Town does not take dedication on little strips. There is a discussion about a note being added to the map if necessary.  Roland states that the Town would like a road widening easement.  A road widening easement will allow the Town to widen the road but will not create an odd tax lot which is problematic for the Tax Assessor.
Liz states that the Board needs to decide if they want to make a recommendation to the Zoning Board of Appeals regarding the variance for the two employee dwellings.  Liz states that she will prepare a draft letter.  

Chairman motions that the Planning Board Make a Referral to the Zoning Board of Appeals on the Need for a Lot Area Variance and Two Employee Dwelling Unit Variances relating to Pre-Existing Grooms Quarters. Peter Nardone seconds.  All in favor, Except  Bernard Sweeney and Gary Jacobi Vote no.

7.
Keeler Lane Development Corp./O’Donohue: 


Don Rossi, Esq.

Consider Draft Resolution of Acceptance of Boundary Line Adjustment.

Liz goes over the Draft Resolution with the Board.  Mr. Rossi states that he is fine with the Draft.  Charles asks the Board if they have any questions.  They do not.
Chairman motions that the Planning Board Accept the Draft Resolution of Acceptance of Boundary Line Adjustment for Keeler Lane Development Corp./O’Donohue.  Robert Tompkins seconds.  All in favor.  No opposed.

8.
Next Meetings:

· Work Session – December 21, 2005 – meeting cancelled
· Regular Meeting – January 4, 2006
9.
Resolution:

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