October 14, 2025

PINE PLAINS PLANNING BOARD MEETING MINUTES
Wednesday, October 8th, 2025
7:30 PM
In Person and Zoom

IN PERSON ATTENDANCE: Michael Stabile, Chairman
Kate Osofsky, Co-chair
Ari Kardasis, Alternate
Al Blackburn
Scott Cavey
Ethan DiMaria
Steve Patterson
Robert Strong, Alternate

ABSENT : Dick Hermans

ALSO PRESENT: Ed Casazza, Town ZEO
Warren Replansky, 1in person
Kevin Walsh, Town Board Liaison, in
Person
George Schmitt, Town Engineer
Kristina Dousharm, KDA
zak Hall, KDA
Keith Bancroft, Applicant
Members of the Public, in person

Chairman Stabile opened the meeting at 7:30PM with a quorum.
present.

Bancroft ADU Resolution (00:04:53-00:13:22): Stabile said the
board gave a straw vote during the last meeting and will now
vote on the official resolution. Stabile went over the EAF PT
II with the board (see attached). Stabile then went over the
resolution with the board (see attached). Stabile asked for a
motion to accept the resolution, motion by Cavey, second by
DiMaria, all in favor, motion carried. Stabile then did a roll
call vote: Blackburn aye, DiMaria aye, Patterson aye, Strong
aye, Cavey aye, Osofsky aye, Stabile aye, the resolution passed
7-0.

Upstate Pines Public Hearing Continuation (00:13:58-00:48:55):
Stabile asked if the applicants had any new information.
Dousharm replied no but she said at the last meeting they asked
whether or not the waiver would be granted, as they did not want
to go through the process of SEQR if not. Stabile mentioned
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that Osofsky would be recusing from this application and that
because Dick Hermans is absent Robert Strong and Ari Kardasis
would be taking the place of these two board members.

Replansky said it was brought to the attention of him and the
board that a state law was enacted after the creation of the
town’s local law, which restricts the restrictions that a
municipality may impose on a cannabis dispensary. Local
municipalities may only impose laws regarding hours of
operation, visual and architectural integrity of a building
within a historic district, parking, traffic control, odor,
noise, and distance requirements between a dispensary and public
use facility, provided that the distance requirement is no
greater than 500 feet from retail dispensary. Replansky said
the state law preempts the local law and therefore is not
enforceable of the distance of 300 feet from a public use
facility.

Dousharm said they are looking for direction from the board
regarding SEQR due to the potential uses mentioned. Dousharm
said the technical review that would be coming later would be a
more detailed plan.

The board then reviewed the county’s comments (see attached).

Replansky said due to the county’s comments a more detailed
concept plan would be required for the potential future projects
on the property. Replansky said the board would have the right
to reopen SEQR if and when these potential projects come before
the board.

Schmidt asked for a written narrative for the proposed parking,
per the county’s comments.

Stabile feels it would be a bad idea to close off the entrance
off of Rt. 82. The board further discussed parking with the
applicants. The applicants said driving behind the building was
not possible due to the septic system. The applicants feel the
DOT would prefer the entrance off of Railroad Ave. Stabile
asked how this would work for the future. Christopher Gumprecht,
owner of the property, replied that he is not sure of the
structural integrity of the ground above the septic tank and
that he sees that area as more of a common area without cars
passing through. Stabile asked Schmidt if the DOT would be fine
with just a wide-open area leading out to Rt.82. Schmidt
replied that the DOT would not want it used. Dousharm said the
plan is to visually block it off temporarily with planters, etc.
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Scmidt said the DOT would be upset if it were to remain open.
Dousharm said they aren’t sure about the parking at this point
because they are not ready to invest in the design of the rest
of the site. DiMaria said he is not a fan of granting access
off of Railroad Ave. Stabile agrees with the planters to
preserve the future parking and to get this site plan working.

Stabile then opened the public hearing to whoever was looking to
speak.

The first speaker was Robert Parr. Parr said he sees the
dispensary as a necessity. Parr said there would be no learning
curve with the applicants and that it is a necessary evil.

Scott Chase said that he thinks an entrance on Railroad Ave
makes a lot of sense for traffic control, and it preserves
future options, rather than a wide-open space onto Rt. 82.

Brock Sturdivant then asked if the only way for the dispensary
to open is for a grocery store to open as well. Stabile replied
that this was not correct. Stabile said there is not enough
information regarding the grocery store for it to be approved,
but it is a possible future use.

Brian Coons then asked if the public hearing would remain open.
Stabile said the public hearing regarding the waiver would be
closed, but the general public hearing would remain open until
the next meeting.

Stabile asked for a motion to keep the public hearing open,
except for comments regarding the waiver, motion by Blackburn,
second by Patterson, all in favor, motion carried.

Stabile then asked for a motion to grant the waiver for the
cannabis dispensary to be located within the 300-foot buffer
zone of the fire house and post office, motion by Patterson,
second by Cavey, roll call vote: Blackburn aye, DiMaria aye,
Patterson aye, Strong aye, Cavey aye, Kardasis aye, Stabile aye.

Chase-Valentine Site Plan (00:49:49-00:59:22): Chase said he has
2.5 acres in the Bethel Hamlet district and is looking to put in
a ground mounted solar array. Chase said his lot is mostly
wooded. Chase said the array would be 10 feet by 25 feet and
roughly 3-4 feet at its low point and 6-7 feet at its high
point. Chase said it would be in the middle of the lot and most
likely not able to be seen by neighbors. Chase said as of
January 1st the federal tax credits will be revoked for the
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ground mount, so he was looking to move things along quickly if
possible.

DiMaria asked if Chase would need to remove any trees - Chase

replied not at this point, as he already took one tree down last
week.

The board decided to visit the site on their own time.

Stabile asked for the technical info regarding the antiglare
coating, et.

Stabile asked for a motion to set the public hearing on November
12t at 7:35PM, motion by Blackburn, second by Patterson, all in
favor, motion carried.

Approval of the September Meeting Minutes: Stabile asked for a
motion to accept the September meeting minutes, motion by
Blackburn, second by DiMaria, all in favor, motion carried.

Other Business: DiMaria asked how Carson was doing. Casazza
sald they were moving along well. Stabile asked about the
slaughterhouse. Schmidt said they were missing BOH approval.

Stabile asked about the daycare. Casazza said he hasn’t spoke
to the applicant since she came for her fence permit. The board
asked about the house Dale Mitchell was working on. Casazza
said he is going to ask Mitchell to better secure the house
while they are working on it. DiMaria asked about the house
being worked on at Pulver’s Corners that has a large pit that is
not fenced off. Casazza said he would speak to him about this.
Stabile asked about Capuano. Casazza said the hole had been
filled in. Schmidt will work on the check-off work sheet for
the board. Stabile reminded everyone to get their education
credits done.

Stabile asked for a motion to adjourn at 8:36PM, motion by
Patterson, second by Blackburn, all in favor, motion carried.

Respectfully submitted by:

Tricia Devine Michael Stabile



TOWN OF PINE PLAINS PLANNING BOARD

RESOLUTION APPROVING THE APPLICATION OF JULIAN STEINBERG AND
ABIGAIL KAZAM FOR AN ACCESSORTY DWELLING UNIT ON THEIR PROPERTY
LOCATED AT 441 CARPENTER HILL ROAD, PINE PLAIN! S, NEW YORK

WHEREAS, Julian Steinberg and Abigail Kazam are the owners of an 104.02 acre parcel
of land located at 441 Carpenter Hill Road, Pine Plains, New York, which is currently being used
as a horse farm; and

WHEREAS, the owners of said property have designated Keith Bancroft as their
representative for purposes of filing an application to the Planning Board for an accessory dwelling
unit on said property to be used for the housing of farm help; and

WHEREAS, the property is located in the Town’s R District in which an accessory
dwelling unit for farm help is a permitted accessory use subject to special permit and site plan
approval by the Planning Board; and

WHEREAS, the Applicant has submitted a site plan for the proposed accessory dwelling
which has been reviewed by the Engineer to the Town and the Planning Board which has found

the proposed site plan to be in accordance with the requirements of §275-56(D) of the Town Code;
and

WHEREAS, the Applicant has provided proof that the on-site wastewater treatment

system for the proposed accessory dwelling has been approved by the Dutchess County
Department of Health; and

WHEREAS, the Planning Board scheduled and opened a public hearing on said
application on August 18, 2025 and closed the public hearing on that same date; and

WHEREAS, the Planning Board has determined that this is an Unlisted Action under
SEQRA and determined to conduct an uncoordinated SEQRA review of this project and after
review of the submitted Environmental Assessment Form and completion of Part 2 of the form,
the Planning Board has determined that this action will not result in any significant environmental
impacts and that a Draft Environmental Impact Statement need not be prepared for this action.

NOW, THEREFORE, BE IT

RESOLVED, that the Planning Board hereby approves the special use permit and site plan
application for the said accessory dwelling unit subject to the following conditions:

1. That the unit be constructed in accordance with the site plan submitted to, and
approved by, the Planning Board;

2. That the sewage disposal system be installed to service the accessory unit in
accordance with the requirements of the Dutchess County Department of Health;

1



and
3. That all application, escrow fees and other charges imposed on this application by
the Planning Board in the Town Code shall 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

Kate Osofsky, Deputy Chairperson  Aye

Ari Kardasis, Alternate Did Not Vete
Al Blackburn Aye

Scott Cavey Aye

Ethan DiMaria Aye

Richard Hermans Absent
Steve Patterson Aye

Robert Strong, Alternate Aye

The Resolution was carried by a 7-0 vote of the Planning Board members on October

8, 2025.
mxﬂ Hoais 4.,

TRICIA DEVINE, PLANNING BOARD
CLERK, TOWN OF PINE PLAINS




Sue Serino
County Executive

Eoin Wrafter, AICP
Commissioner

Dutchess County Government
Department of Pl anning & Devel opment

October 3,2025

To: Town Board, Town of Pine Plains
Re: ZR25-232, Upstate Pines - Site Plan & Special Permit
Lot: 398968, NYS Route 82

The Dutchess County Department of Planning & Development has reviewed the subject referral within the
framework of General Municipal Law (Article 12B, §239-1/m).

NOTICE OF INCOMPLETE SUBMITTAL

The Department does not consider this application complete for review as the project still appears to be at the
preliminary plan stage and does not include numerous elements, including a full EAF that encompasses the
potential impacts of all uses being proposed on this site. Therefore, the Department requests that the Board
resubmit this application when the above-mentioned information is available. Once this is done, we will initiate our
formal 30-day review provided for in 239-1 and 239-m.

PRELIMINARY COMMENTS

In addition to the proposed cannabis shop, the site plan indicates that existing structures may be contemplated for
a future grocery store and ice cream shop. Information relating to these additional uses were not included in the
application materials submitted to our office for review of the subject application. Future uses should be discussed
at this time to adequately determine required site improvements such as number of parking spaces, access aisles,
landscaping, etc. Without such information, a thorough and proper review cannot be conducted. In addition, if
future redevelopment is being considered, a piecemeal approach to reviewing site functions and other
considerations may not only achieve a less-than-optimal result but may also be considered “segmentation” for
SEQRA purposes.

Gateway Location

This parcel is located at a crossroads at the southern gateway to the hamlet of Pine Plains. The hamlet is known for
its tree-lined streets, shops, sidewalks, and pedestrian-style lighting, all of which contribute to the character of the
Town. It is important that future development contributes to this effort.

Off-Street Parking Areas

We urge the board and the applicant to use the existing parking lot (shown on the site plan as 14 future parking
spaces) with access from NY 82, rather than creating a new lot at the corner. Placing parking in the front yard on
both sides of the former weigh station would undermine walkable Town center goals. Instead, we suggest
reserving this important corner area for a future building or greenspace to enhance the streetscape in this
important gateway location.

Design Standards

§ 275-44 describes the role of adopted design standards (Appendix A) that must be taken into consideration by the
Planning Board during its site plan review process. The Town of Pine Plains Zoning Chapter, Appendix A, Design
Standards, Section D provides design standards specific to the Hamlet Districts. Design standards for the Hamlet
districts address issues regarding site organization, architecture, landscaping, parking, site design, and pedestrian
circulationin order to further the Town’s goal of maintaining a walkable town center within the Pine Plains hamlet
as stated in the Town’s Comprehensive Plan.

85 Civic Center Plaza, Suite 107, Poughkeepsie, NY 12601 | (845)486-3600 | Fax:(845)486-3610
dutchessny.gov



Section D5(b) states that shade trees shall be provided along each side of all streets, public or private, existing or
proposed, excluding alleys. Shade trees shall be deciduous, broad-leaved trees with a minimum of three inches
caliper planted 40 feet on center. Tree specimens shall be approved by the Planning Board. Where necessary, the
shade tree shall be selected to account for on-site conditions, including appropriate mature tree heights where
overhead utility lines are present. Where sidewalks are not required, shade trees shall be located within 10 feet of the
front lot line [emphasis added). The board and the applicant should consider the inclusion of regularly spaced
street trees as street trees along a main commercial street are perhaps the single most effective physical addition
to make town centers seem welcoming and more walkable.

Eoin Wrafter, AICP, Commissioner
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Claytoﬁ Gurnett, Planner



Dutchess County Department of
Planning and Development

g, To Date #pgs
',‘2 § Co./Dept. From
" . Fax# Phone #

239 Planning/Zoning Referral - Exemption Communities

Municipality: Town of Pine Plains

-.Referring Agency: Planning Board

 Tax Parcel Numbers(s): 3989680000

| Project Name: Upstate Pines

Please Fill in this section

Applicant: Upstate Pines

' Address of Property: 7719-7723 Main St, Pine Plains, NY 12567

Exempt Actions:*
239 Review is NOT Required

® Administrative Amendments (fees,
procedures, penalties, etc.)

: [ ] Special Permits for residential uses
(accessory apts, home occupations,
etc.)

® Use Variances for residential uses
® Area Variances for residential uses

Y Renewals/Extension of Site Plans or
Special Permits that have no changes
from previous approvals

No Authority to review these Actions
® Subdivisions / Lot Line Adjustments

) Interpretations

Exempt Action submitted for informal
review

Actions Requiring 239 Review
|:l Comprehensive/Master Plans

Zoning Amendments (standards, uses,
definitions, district regulations, etc.)

Other Local Laws associated with zoning
(wetlands, historic preservation, affordable
housing, architectural review, etc.)

l:l Rezonings involving all map changes
D Architectural Review

Site Plans (all)
Special Permits for all non-residential uses

l:l Use Variances for all non-residential uses

I:l Area Variances for all non-residential uses

I:‘ Other (Describe):

RILIC IR

Parcels within 500 feet of:
State Road:
County Road:

State Property (with recreation area
or public building)

County Property (with recreation
area or public building)

Municipal Boundary

Farm operation in an Agricultural
District

Date Response Requested:

‘Entered By: Devine, Tricia

*These actions are only exempt in municipalities that signed an intermunicipal agreemment with Dutchess County to that effect.*

For County Office Use Only

Response From Dutchess County Department of Planning and Development

No Comments:
[:I Matter of Local Concern
E’ No Jurisdiction

[ ] No Authority
[ ] withdrawn

[:l Exempt from 239 Review

D None

Comments Attached:
D Local Concern with Comments

D Conditional
[:I Denial

Incomplete with Comments- municipality must resubmit to County
|:] Incomplete - municipality must resubmit to County EI Informal Comments Only (Action Exempt from 239 Review)

Date Submitted: 9/5/2025

Notes:
Date Received: 9/5/2025
Date Requested:
Date Required: 10/3/2025 Also mailed _
Date Transmitted: 10/3/2025 hard copy Reviewer. =

D Major Project

Referral #: ZR25-232

Date Printed: 10/3/2025




