November 30, 2025

PINE PLAINS ZONING BOARD OF APPEALS MINUTES
Tuesday, November 25th, 2025, 7:30PM

In-person and Zoom

IN ATTENDANCE: Scott Chase, Chair, Carl Baden, Marie Stewart, Amamda

Zick
ABSENT: Keary Hanan, Alternate, Michael 0O’'Neill
ALSO PRESENT: Richard Nannetti, Applicant, Jamie Hammel,

BApplicant, Caren LoBrutto, LaBella Associates

Amanda Zick opened the meeting at 7:30PM with a quorum present.

Nannetti Garage Area Variance Public Hearing: Chase asked for a motion
to open the public hearing, motion by Zick, second by Baden, all in
favor, motion carried. Chase asked the applicant to give a brief
overview of the project. Nannetti said they would like to build a
garage that would be 30x30 with a 12ft lean-to off the side. Nannetti
sald they are looking to place it 2-3 feet from their property line.
Nannetti said it would be on a concrete slab.

Chase asked that the garage be placed 4-5 feet from the property line

to allow more space from the property line. The applicant was fine
with that.

Chase said he would abstain from the application since he was not at
the previous meeting.

Chase asked for a motion to close the public hearing, motion by
Stewart, second by Baden, all in favor, motion carried.

Chase said he would prepare a resolution for a future meeting but
asked that there be an oral vote. Motion to approve the variance by
Baden, second by Stewart, all in favor, minus Chase, who abstained,
motion carried.

The Hudson Company Area Variances Public Hearing Continuation: Chase
made a motion to open the public hearing continuation, second by
Stweart, all in favor, motion carried.

LoBrutto said there has been a redesign since Hammel first appeared
before the ZBA. LoBrutto said the existing building will now be



November 30, 2025

demolished. The new building will be 62,000 sq ft, as compared to the
old building which is roughly 50,000 sg feet. There will now be one
building and the showroom. Most changes from the prior plans are
insignificant and the same area variances are needed.

Chase asked for a motion to close the public hearing, motion by Baden,
second by Stewart, all in favor, motion carried.

The board then reviewed the resolution that Chase prepared (see
attached) .

Chase asked for a motion to approve the resolution, motion by Baden,
second by Stewart, all in favor, motion carried.

Baden suggested Hammel contact other businesses around him to possibly
go in with him on the water line.

The Hudson Company will now return to the planning board for final
approval.

Approval of the October Meeting Minutes: Motion by Zick to approve the
October meeting minutes, second by Stewart, all in favor, minus Chase
who abstained, motion carried.

Motion to adjourn at 8:01PM.

Respectfully submitted by:

Tricia Devine Scott Chase

Secretary Chairman



Hudson Company Variance Resolution 11..25. 2025

Hudson Company Variance Resolution

WHEREAS, The Town of Pine Plains Zoning Board of Appeals is in
receipt of a variance application from Hudson Company for property
located at the intersection of County Rt 83 and State Rt 82, Town
of Pine Plains, Dutchess County, Tax Map ID# 6871-00-455865 and
437906, to allow the continued and expanded use of a legal non-
conforming manufacturing and warehouse facility with an existing
building of 16,800sf. This structure and use is to be replaced
and expanded to include a two-story building for mill, warehouse,
office, showroom and storage functions of 50,425sf , a 10,800sf
one story structure for milling and storage of lumber, and a
6848sf showroom/office with an accessory apartment. In addition
there will be new vehicular access ways connecting to CO Rt 83,
and other accessory structures including but not limited to a
water storage tank and a kiln, and

WHEREAS, the Zoning Board of Appeals has reviewed the subject
variance request #2-2025 submitted by Hudson Company, and

WHEREAS, after review of the application including: review of the
Town habitat map, a legally noticed public hearing held on June
24th and continued on November 25th, 2025 in person and via Zoom
and a review of the SEQRA documents submitted to the Pine Plains
Planning Board, and

WHEREAS, at the public hearing neighbors on Myrtle Avenue
expressed concerns regarding potential noise, and

WHEREAS, the proposed action i1s an unlisted action under SEQRA and
the Board participated in a coordinated review in which the Town
of Pine Plains Planning Board as Lead Agency, after a hard look at
concerns raised at public hearings, specifically noise levels,
determined the proposed project would not have a significant
impact on the environment, and

WHEREAS, The application was submitted to the Dutchess County
Department of Planning for a GML 239 review and the County
recommended the application be a matter of local concern, and

WHEREAS, the site is located in the Hamlet Main Street District
which has a setback requirement for businesses of no less than 10
feet and no more than 25 feet with the applicant requesting a
variance to allow a front yard setback of the showroom not to
exceed 60 feet and not less than 19' for the warehouse, and



WHEREAS, the zoning code would require over 100 off-street parking
spaces based on square feet of building space however the facility
will have a known number of employees significantly less than 100
persons and the site is large enough to accommodate a future
parking expansion, and

WHEREAS, the existing building exceeds the maximum allowed
building footprint size of 6000sf and so will two of the
replacement buildings requiring area variances for footprint gross
floor area and number of principal buildings, and

WHEREAS, the Board determined that proposed project will not
produce an undesirable change in the character of the neighborhood
because the manufacturing warehouse use has been onsite for many
years and the Planning Board will have control of the proposed
showroom site and architecture enabling an improved visual
appearance of this site , and

WHEREAS, the applicant has stated that based upon the shape of the
lot and the physical constraints imposed it is not feasible to
complete the project and meet the required front yard setback,
wetland setback, maximum building footprint, maximum Principal
structure gross floor area, minimum warehouse yard setback,
minimum number of off-street parking spaces and

WHEREAS, the variance is not considered substantial based upon the
location of the existing building and the Planning Board's ability
to determine the final location based upon their site plan
approval process, and

WHEREAS, the proposed project will not have an adverse impact on
the physical or environmental conditions of the neighborhood as it
is replacing a longstanding use of the property with a more
attractive and functional site plan which will enhance the
appearance of this hamlet gateway property, and

WHEREAS, the hardship is related to working with a site previously
developed for manufacturing/warehouse functions and constrained by
wetlands and hence is not entirely self created, and

WHEREAS, the redevelopment of the site will bring a vibrant
business to the hamlet center where it will help bring customers
and pedestrian traffic to other nearby businesses and

NOW THEREFORE BE IT RESOLVED that based upon the preceding
findings, the Zoning Board of Appeals of the Town of Pine Plains
hereby approves the application that clarifies and recognizes the



pre-existing non-conforming manufacturing use and grants variances
for replacement buildings that exceed the requirements found in
the zoning code. Specifically variances are approved as noted
below:

1. The parcel may have multiple principal uses and principal
buildings including manufacturing, warehouse, showroom/office
space with an accessory apartment and accessory structures for
water storage and kiln.

2. The maximum principal structure footprint area will not exceed
68,000 st.

3. The maximum principal structure gress floor area will not
exceed 74,373 st.

4. The front yard setback for the showroom building will not
exceed 60 feet.

5. The minimum warehouse setback will not be less than 19 feet.

6. The minimum number of off-street parking spaces shall not be
less than 32.

7. The minimum number of off-street loading spaces shall be one.

8. The minimum distance for construction disturbance from the
wetland boundary shall be one foot.

In addition the uses shall be subject to site plan approval by the
Planning Board and comply with all conditions required by the
Planning Board and other Town, County and State agencies having
jurisdiction.

On a motion by, Baden seconded by Stewart

Scott Chase voted ves

Carl Baden voted yes

Keary Hanan, Alternate absent

Michael O'Neill absent

Marie Stewart voted yes



Amanda Zick Voted yes

The resolution was thereupon duly adopted- thlS 25th day of

November, 2025.
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