January 12, 2023

PINE PLAINS PLANNING BOARD MINUTES

Wednesday January 1lth, 2023

7:30 PM
In Person and Zoom

IN PERSON ATTENDANCE: Michael Stabile, Chairman

Z0OOM ATTENDANCE:

Al Blackburn

Scott Cavey, Alternate
Ethan DiMaria

Dick Hermans

Helene Marxsh, Alternate
Kate Osofsky

Steve Paltterson

Vikki Soracco

(Members attending via Zoom do not count towards the quorum or

voting. )

ABSENT:

AT.SO PRESENT:

Warren Replansky, Town Attorney, in person
Drew Weaver, 2EQ, in person

Ceorge Schmitt, Town Engineer, in person
Sarah Jones, Town Liaison

Brian Walsh, Town Supervisor

Jim Smith, Deputy Supervisor

Andrew Gordon, Carson—-Power, 1in person
Fric Redding, Bergmann Associates, via Zoom
Raquel Parks, Carson-Power’s Attorney, via
Zoom

Cory Clanahan, Applicant

Nicole Clanahan, Applicant

Two Members of the Public, in person

Chairman Stabile opened the meeting at 7:30 pm with a guorum

Present.

Stabile went over the 2023 appointments and reappointments. Al

Blackburn is now a
to be sworn in, so
Scott Cavey 1s now
board as alternate

regular member of the board, but still needs
will only be observing during the meeting.
alternate #1 and Helene Marsh has Jjoined the
#2.
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Ceen Properties, LLC: Stabile said a public hearing was held
last month and a resolution has been drawn up. Stabile asked
Replansky if he had received a driveway maintenance agreement.
Replansky replied he had and has approved it.

Stabile then went over part II of the SEQR form with the board
(see attached).

Stabile then read the resolution (see attached).

Stabile then asked for a motion to accept the resolution, motion
by Osofsky, second by Soracco, all ir favor, motion carried.

Carson-Power: Andrew Gordon from Carson-Power said the public
hearing is in a week so he was not there looking for any SEQR
procedures but wanted to give a few updates.

Gordon said Stabile had asked him about the tree clearing.
Gordon said he did not have an exact number of trees, but they
estimate 50-75 trees per acre. He saild the area was already
logged about 10 years ago and the remaining trees were not
logged for some reason. Gordon said within the fence line 1iC 1is
almost 20 acres, which would egual 1000-1500 trees that will be
coming down. Along the perimeter of the fenced in area there
will be some trimming and clearing to prevent shading of the
system, roughly 5-10 acres. Later into the process there will
be a slope analysis to see what needs to be trimmed to prevent
shading on the solar system. Any tree that doesn’t need to be
trimmed or cut will not be. Gordon said the access road is
already cleared but some additional trimming may be needed to
widen the road.

Hermans asked if they would be selling the wood. Gordon replied
no, it would be disposed of, most likely chipped on site.

Stabile asked if trees would need to be cut to install the cable
or does Gordon feel the existing road there is enough. Gordon
replied maybe, it’s limited equipment that is going in there to
trench the cable, but it will depend on different scenarios,
i.e. needing to go arcund a tree, etc.

Stabile asked how big the actual fenced in area will be. Gordon
replied he believes it is 45 acres, give or take.

DiMaria asked what the town’s standard for logging. He asked if
it was by acre or board feet. Stabile replied board feet.
Stabile asked Replansky if it counted as logging if the trees
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were just being cut down. Replansky said he checked the statute
and does not believe a commercial logging permit would be
necessary. Replansky said conditions would be listed in the
approval for tree removal.

Stabile asked that if no one is selling the logs is a commercial
logging permit not needed. Replansky replied yes, it’s not in
the town’s statute.

Gordon then went over how the tax breakdown would work. Gordon
said the chart shown was an estimate, as they have not yet had a
conversation with the accessor (see attached). Gordon said
there would be $334,000 of tax revenue over twenty years of the
two parcels if they were continued to be used as they are today
with the current ag exemption. If the solar project is
installed, Carson-Power would have to repay a porticn of the ag
exemption. The portion of the parcel not being used for solar
would be continued to be taxed normally. Gordon said they
assumed $4,500 per megawatt AC, which would increase by 2% over
the next twenty years and that is where the value is, it would
be over a million dollars in twenty years of tax revenue.

Hermans asked what the value of the equipment instatled is once
it is built out. Gordon said the construction cost is roughly
1.2 million dollars per megawatt. Gordon said the solar panels
themselves are roughly 40-60 percent of the cost. Hermans said
{f someone built a 40 million house on that property their taxes
would be a lot and are these comparable. Gordon replied that
this has been an issue with the state and having the accessors
agree on the value. Gordon said it is better to tax on the
value the system is creating every year. Gordon said the state
has a financial model to determine the value of the system, but
if they went that way it would be a lesser valuation, since it
would void the pilot.

Marsh asked Gordon if he had spoken to the accessor yet
regarding the ag exemption, as she did not think woodlands
qualified for it. Gordon replied that they had not yet spoke
with the accessor.

Cordon informed the board that they have filed for a variance
with the zoning board regarding the fence height since a 7-foot
fence, which is required by the national electric code, is out
of compliance with the town’s zoning.

Gordon said they need to have a conversation with the accessor
regarding their subdivision pian. Stabile said he spoke to the
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accessor and said he wasn’t sure of the procedure with the
courtesy subdivision since he has not ever dealt with one.
Replansky sald there needs to be a meeting with the town board,
the accessor, and the applicant.

Hermans asked again about tree disposal. Gordon said most
likely chipping on site. Stabile said that would create a lot
of noise for days. Gordon said he would get more information
and if helpful submit a tree disposal plan. Hermans asked if
the board could limit the hours of when there could be tree
cutting, with none on Sunday, etc. Stabile said he doesn’t see
why not and confirmed with Replansky. Replansky said ves,
whatever conditions the board feels are appropriate can be
included with the approval of the project. Gordon said he would
speak to someone on the construction team and get more info to
the board regarding tree disposal. Hermans asked to check on
the hours of operation as well and said normally people do not
like anything done before 8am or after 6pm. Schmitt asked 1if
that info was in their EAF. Gordon said yes.

gtabile asked if Gordon had any pictures from the fields
themselves, not just the road. Gordon replied no, usually
everyone is only concerned if it can be seen from the right of
way. Stabile felt it would be good to generate some views from
there as well.

gchmitt found the construction hours in the EAF -~ they are Bam
to 6pm, Monday thru Saturday.

Stabile asked Schmitt about the letter from the Ag Dept
regarding the prime soil. gchmitt said prime soil is always a
concern on a development but with a solar project they are not
as crucial of an element because you are not taking them out or
regrading.

Stabile asked Replansky about the ag data statement and what the
applicant is required to do. Redding replied that the ag data
statement was completed and submitted To the town. Redding said
they also need to comply with NYS Ags & Markets law. Redding
said with solar projects they sometimes require some additional
environmental monitoring during construction. Replansky asked
if they would be sending notice out to every farm within 500
feet. Stabile asked if it had been done already. Redding said
they did not send it out. Gordon said it would be sent out
closer to construction. Stabile asked Replansky if that sounded
right. Replansky felt it should go out prior to the public
hearing. Gordon asked Redding the requirement for the ag
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notice. Gordon said the ag notice had to go out to the
properties within 500 feet. Gordon asked if there was a timing
requirement. Redding said not that he i1s aware of. Replansky
said it needs to be complied with prior to the public hearing.
Redding asked if they should send out the form. Gordon said he
felt it should be the applicant’s responsibility and would send
them out.

Repiansky asked when the notices were sent out for the lead
agency. Devine replied December 27th. Replansky asked if any
notices were sent back. Devine said only from the Dept of Ags
and Markets and the DOT. Replansky said the board could not
declare themselves lead agency for the SEOR review until 30 days
after the notices have been sent. Replansky said the public
hearing would be held when the poard is not lead agent. Parks
said regardless the planning board must hold the public hearing
whether they are lead agency or not. Gordon said they wouldn’t
be able to take any other action on SEQR but the public hearing
could be held. Replansky said he just wanted them to be aware
of this.

Parks asked Replansky if he was talking about the state
requirement earlier for ag notice or the town’s code. Replansky
replied he thinks it is the town code. Parks said the state’s
requirement says that once the application is received from the
applicant the clerk of the planning board would mail the written
notice to the owner’s identified in the ag data statement, but
it doesn’t give a timing on when. Gordon said Parks is saying
there is no correlation between the public hearing and the ag
notice. Gordon said it is good practice to get them out prior

to the public hearing but there is no regulation requiring this.

Soracco asked about lighting and Gordon repiied there is no
lighting proposed.

DiMaria said even if the ag statement and public hearing are not
mutually exclusive, he would feel more comfortable if it was
sent out beforehand. Replansky said our statute does not
stipulate that it must be before the public hearing. Stabile
said they will be sent out the next day and Replansky agreed.
atabile asked if the applicant could assist with it and Gordon
replied they would be happy to.

The board and the applicant then discussed the procedure for the
public hearing on the 21st with Replansky.
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Hermans asked if it was okay i1f they could start cutting trees
since it had £o be done by the 15t of March. Stabile said after
it was approved, they could start. Gordon said it was their
goal to have it cleared by the end of March to satisfy the bat
window, otherwise they would have to wait until the end of the
summer.

Marsh asked how long Gordon thinks the chipping of the trees
would take. Gordon said he wasn’t sure and would find out that
information. Marsh said she wondered if the chipping would
affect the bats and Gordon said it wouldn’t, the trees just need
to be felled.

Rural Refillery Site Plan: The applicants, Cory, and Nicole
Clanahan, introduced themselves and saild they are seeking a use
change for a space next to the VA and the Liquor Store in town.
They explained that a refillery is a store where you can go in
with your cwn packaging and buy things by weight — it fills a
need and is environmentally responsible. The space 1is
currently office space and they would like to have it changed to
retail space.

Stabile asked if there would be food and the applicants replied
that it would not be prepared food but dried goods to purchase
such as flour, oats, etc.

gtabile asked if it was all sold by weight and the applicants
replied vyes.

Hermans asked if there would be refrigeration units. The
applicants replied not initially but they made add them later.

The applicant said they would like to put a sign under the
liquor store sign, in the format of a directory, and a sign
above the store’s door.

gtabile asked if a truck would pull up, like the liquor store,
for loading and unloading. The applicant replied yes, like the
liquor store, during business hours. Their hours of planned
operation are Tuesday through Saturday 10am to OLpm.

Stabile asked the parking requirement for the store’s size of
1000 to 1200 sg ft. and could the spots be double counted.
Replansky said the spots could be double counted. Hermans said
there are 35 spaces. Weaver said zoning for retail space
requires one space for every 250 sq feet of gross store area.
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Replansky asked if there was a prototype for this type of
business. The applicants mentioned some nearby stores in
Kingston, Red Hook, Beacon, Cold Spring, etc. but that they are
a newer idea.

Replansky asked if they received any permits from the DOH. The
applicant replied they did not because over 50% of their
products will come from off the shelf, but they are dealing with
Ag & Markets. Replansky asked for something from the DOH
showing that they are exempt. The applicants said they would
work on getting this information. Replansky asked what
approvals they need from Ag & Markets. The applicants replied
that it is straightforward - they would come out and make sure
there is a two bay sink for handwashing and prep, and they test
the water. Replansky asked for this documentation as well.

gtabile asked Schmitt if there was anything else in the site
plan requirements. Schmitt replied he did not think so, as it’s
an existing building, and existing parking lot, and no exterior
revisions.

Replansky feels it could be approved at the next meeting.
Stabile reminded the applicants to get their paperwork in.

Stabile asked if they do add refrigeration later who they would
need to go to. The applicants replied that it would still be Ag
& Markets since it would still be on a grocery scaie.

DiMaria asked them to go over their signage again. The
applicant replied they are hoping to put their sign below the
liquor store sign and then a sign above the store’s entrance.

Other Business: Hermans asked Weaver about the excavation going
on at Sugar Hill Farm. Weaver said he wasn’t sure what it was
and would inquire. One board member thought it may be a pond
being put in.

Stabile asked Weaver if had heard from previous applicants,
Capuano, at 3032 Chuxch Street, who recently demoed the house.
Weaver said he had not but would get in touch with them.

Approval of December Meeting Minutes: Stabile asked for a
motion to approve the December meeting minutes, motion by
Hermans, seccnd by DiMaria, all in favor, motion carried.

More Other Business: Stabile reminded everyone it is a new year
and to work on their credits. Soracco suggested the board watch
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the last ZBA meeting regarding the application dealing with
Stewart’s Shops since it will eventually be heading to the
planning board.

Motion to adjourn at 9:03pm DiMaria, second by Patterson, all in
favor meeting adjourned.

Respectfully submitted by:

Tricia Devine Michael Stabile




Agency Use Only {If applicable]

Project:

Date:

Short Environmental Assessment Form
Part 2 - Impact Assessment

Part 2 is to be completed hy the Lead Agency.

Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by
the project sponsor or otherwise available to the reviewer. When answering the questions the reviewer should be guided by
the concept “Have my responses been reasonable consideting the scale and context of the proposed action?”

No, or Moderate

smalk to large
impact impact
may may
oceuy oceur

1. Will the proposed action create a material conflict with an adopted land use plan or zoning

regulations?

2. 'Will the proposed action result in a change in the use or intensity of use of land?

3. Wil the proposed action impair the character or quality of the existing commumnity?

4. Will the proposed action have an impact on the environmental characteristics that caused the
establishment of a Critical Bnvironmental Area (CEA)?

5, 'Will the proposed action result in an adverse change in the existing level of traffic or
affect existing infrastructure for mass transit, biking or walkway?

K |} R%]

6. ‘Wil the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

b. public / private wastewater freatment utilities?

8, Will the proposed action impair the character or quality of important historic, archacological,
architectural or aesthetic resources?

9, ‘Will the propesed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

10, Will the proposed action result in an increase in the potential for erosion, flooding or drainage

problems?

11. Will the proposed action create a hazard to environmental resources or human heatth?

OO O000oo O, oy ayes

5 K91 | K KK X

PRINT FORM

Page 1 of2
SEAF 2019




Agency Use Only [If applicable]

Project:

Date:

Short Environmental Assessment Form
Part 3 Determination of Significance

For every question in Part 2 that was answered “moderate to Jarge impact may occur”, or if there is a need to explain why a
particular element of the proposed action may or will not result in a significant adverse environmental impact, please
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that
have been included by the project spensot to avoid or reduce impacts. Part 3 should also explain how the lead agency
determined that the impact may or will not be significant, Each potential impact should be assessed congidering its setting,
probability of ocourring, duration, irreversibility, geographic scope and magnitude. Also consider the potential for short-
term, long-term and cumulative impacts.

D Check this box if you have determined, based on the information and analysis above, and any supporting documentation,

that the proposed action may result in one or more potentially large or significant adverse impacts and an
environmental impact statement is required.

Kl Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proiﬁad action will not result in any significant adverse environmental impaots.

(a Iff.") W/G‘Wﬂr(ha'%d !i [ /1023

Name of Iead Agency 4 " Date !
' € chalys 2p)
/ Title of ResponsiBle Officer

r,(m\”

fSri Responsibin_Lead“ﬁcy Signature of Preparer (if different from Responsible Officer)

PRINT FORM Page 2 of 2




TOWN OF PINE PLAINS PLANNING BOARD

RESOLUTION APPROVING SITE PLAN OF CEEN PROPERTIES LI.C FOR THE
PREMISES LOCATED AT 2775 CHURCH STREET (NYS ROUTE 199), PINE PLAINS, NEW
YORK

WHEREAS, Ceen Properties LLC has submitted an application for approval ofa site plan
for the 3.4 acte property located at 2775 Church Street (NYS Route 199), in the Town. of Pine
Plains, having tax parcel no, 134200-6872-13-152371 and a change of use special permit changing
the use of the premises from a farming operation to an equipment storage facility; and

WHEREAS, the said premises are located in the Town’s Light Industrial (L1) district; and

WEIERFEAS, the Planning Board opened a public heating on the site plan and special
permit application on December 16, 2022 and closed the public hearing on that same date; and

WHEREAS, the application and Pait 1 of the Short Form EAI were referred to the
Dutchess County Department of Planning and Development in accordance with the requirements
of §239-m of the General Municipal Law; and

WHEREAS, the Dutchess County Depariment of Planning and Development has
determined that this was a matter of local concetn, with comments; and

WHEREAS, the Planning Board has duly considered such comments in rendering ifs
decision; and

WHERFEAS, the site plan has been submitted to the Planning Board dated October 15,
2022; and

WHERFEAS, the Planning Board has conducted a visit of the site; and

WHEREAS, the Planning Board has reviewed Parts 1 and 2 of the Short Foum EAF and
has determined that this action will not have the potential for any significant environmental
impacts and, that as a result, a Draft Environmental Impact Statement need not be prepated; and

WHEREAS, the attorney for CEEN Propetties has submitted a draft Shared Driveway
Maintenance Agreement for the subject propetty to the Attorney to the Town who has approved
the same.

NOW, THEREFORE, be it

RESOLVED, that the Planning Board grants approval of the site plan and special permit
application for Ceen Properties LLC subject to the following conditions:

1. That the Driveway Maintenance Agreement with the adjacent property located at
2773 Church Street, tax patcel no. 134200-6872-13-133351 submitted to the

1




attorney for the Planning Board for his review and approval be fully executed and
filed in the Dutchess Counfy Clerk’s office with proof of filing provided to the
Planning Board Chairman and to the Attoraey to the Town;

2. That all site plan improvements be made as set forth in the approved site plan
plat;
3. That the applicant obtain approval from the Department of Transportation for

the shared driveway entrance as shown on the site plan within ninety (90) days
of this approval and that proof of said approval be submitted to the Planning
Board Chairman,

4, That all application, escrow fees and other charges imposed on this application
by the Planning Board and Town Code be paid prior to signing of the amended
site plan by the Planning Board Chairman.

The Planning Board members voted as follows:

Michael Stabile, Chairperson Aye
Vikki Soraceo, Vice Chairpexson Aye
Al Blackbuorn Did Not Vote
Ethan DiMaria Aye
Richard Hermans Aye
Kate Osofsky Aye
Steve Patterson Aye
Scott Cavey, 15 Alternate Did Not Vote
Helene Marsh, 2™ Alternate N/A

The Resolution was carried by a 6-0 vote of the Planning Board members on

January 11, 2023,

e :
LAl A /QM AL P

TRICIA DEVINE, PLANNING BOARD

CLERK, TOWN OF PINE PL.AINS




Comparison of estimated tax obligations for subject property of Pulvers Corner Solar

|20 Year Totak o8 0 1 343,519.62 |
: “Ag Exemption Roll Back taxes . ' -
7071-00-084941-000 7071-00-250960-0000 7071 {0- 84941 000 F071-00-250960-0000
s - S - [ 483240 § 6,088.04

“:Annual Property Taxes' P nuzlPropert e ;
Year 7071~OO~084941—000 707 1- 00-250950—0000 7071- 00 084941 000 7071w00«250960 ODOD 10 MW AC

1 s 6,668.53 |5 7,469.61 S 5,001.40 | $ 56022118 45,000.00
2| § 6,80190 ] 5 7,619.00 S 510143 | § 5,714.25 | § 45,900.00
3]s 6,937.94 | § 7,771.38 S 5,20345 ] 8§ 5,828.54 [ § 46,818.00
4] s 7,076.70 | & 7,926.81 5 5,307.52 | § 59451115 47,754.36
5| & 7,218.23 | & 8,085.35 S 541367 | § 606401} S 48,709.45
6{ S 7,362.60 | 5 8,247.05 s 552195 | § 6,185.29 | § 49,683.64
7l 5 7,509.85 { § 8,411.99 $ 56323918 6,300.00 | $ 50,677.31
8| & 7,660.04 | § 8,580.23 s 5,745.03 | $ 643518 | $ 51,690.86
9| 8 7,813.25 | § 8,751.84 S 5,859.83 | & 6,563.88 | § 52,724.67
10} % 7,969.51 | & 8,926.88 S 597713 | § 6,695.16 | & 53,779.17
11} $ 8,128.90 | § 9,105.41 S 6,096.68 | § 6,829.06 | § 54,854.75
12| § 8,291.48 | § 9,287.52 S 5,218.61 | 5 6,965.64 | § 55,951.84
13{ % 845731 | & 9,473.27 S 6,342.98 | $ 7,104,95 | § 57,070.88
14 § 8,626.45 | § 9,662.74 $ 5469.84 [ 8 7,247.05 | § 58,212.30
i5( § 879898 | § 9,855.99 5 6,599.24 | § 7,391.99 | § 59,376.54
16 § 8,974.96 | & 10,653,11 S 6,731,22 | § 7,539.83 | § 60,564.08
17] § 9,154.46 | & 10,254.17 S 6,865.85 | $ 7,690.63 | 3 61,775.36
18| & 9,337.55 | § 10,459.26 S 7,003.16 | 7,844.44 | § 63,010.86
19 S 9,524.30 | § 10,668.44 S 7,143.23 | § 8,001.33 | § 64,271.08
20] § 9,714.79 | $ 10,881.81 3 7,286.09 | § 8,161.36 | § 65,556,50
Total:| § 162,027.74 | 8§ 181,491.88 s 121,520.80) § 136,11891 (8 1,093,381.64

*Please nate that these figures represent estimations from Carsan Power based on assumptions of future tax obligations based
upon histerical taxes in Pine Plains and tax treatment of similar solar projects in Dutchess County.




