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PRESENT:  Aaron Cioppa, Chairman, Gregory Bernard, Jay Erickson, and Brittany Boalt.
EXCUSED: Dr. Thomas Bloom, Mark Freidman and Jennifer Coleman.
ALSO PRESENT: Ronald J. Gainer, PE.
CONTENTS: John Ruffler 2 Lot(s) Subdivision, American Society for the Prevention of Cruelty of Animals Special Use Permit. 
Chairman Cioppa opened the meeting at 7:00p.m. and then led the salute to the flag. 
JOHN RUFFLER	Further Discussion/2 Lot (s) Subdivision
270 North Quaker Hill Road
Pawling, NY 12564
Grid Number: 134089-7157-00-016875
	Mr. John Ruffler and Mr. John Kalin P.E. from DC Engineering were present.
	Chairman Cioppa said the property is located at 270 North Quaker Hill Road in a CD-5 Zoning district. The application concerns a 2-lot subdivision encompassing 14.68 acre located on the south side of North Quaker Hill Road. 
	Mr. Gainer said the Planning Board recently conducted a site inspection that identified issues that the design engineer has now addressed these revisions on the site plans.  The outside agency referrals were performed and the Board declared the matter a Type ll SEQRA action, concluding the Board’s environmental review. The Board is ready to move forward with Public Hearing.
	Mr. Kalin updated the Board, explaining the property will be subdivided into residential lots of 7.21± acres (lot 1) which will contain the house, and a second (vacant) lot of 7.47± acres (lot 2). The house proposed on lot 2 is currently envisioned to be a 4 bedroom, 1-story ranch dwelling. The proposed house location on lot 2 is set at the minimum required front yard setback (100 feet). Regulated steep slopes begin at the rear of the dwelling. Given this, the house location can’t be moved forward unless a variance from the Town Zoning Board of Appeals is obtained. The house is proposed to have a walk-out basement in the rear, so as to avoid disturbance of any steep slopes behind the house. 
During the Board’s inspection, eliminating the re-grading within the steep slopes to the west of the garage as was shown on the plans was discussed. This could be accomplished by carrying the garage’s westerly foundation wall down to proper depth so as to form an extension of the retaining wall showing along the driveway at the front corner of the garage, to support existing grades in this area and thus avoid disturbance of steep slopes at this location. John Kalin has agreed with this concept and will include this on future plan submissions. 
Other matters discussed included:
Driveway Access – The lot 2 driveway entrance is proposed generally at the westerly edge of the tree line along North Quaker Hill Road. Sight distance at this location appeared acceptable. A Highway Work Permit must be obtained from the Dutchess County Department of Public Works for this access. The driveway will generally run along existing grades to the proposed house location, with little/no re-grading necessary. Driveway slopes will comply with Code requirements. 
SSTS – The SSTS for lot 2 will be located in the northeast corner of the lot. Notwithstanding that lot 2 is proposed to be >5 acres, which would permit a non-jurisdictional sign-off of the plat by the County DOH, Kalin advised that formal approval from the Dutchess County Department of Behavioral & Community Health will be obtained for the SSTS. 
Stormwater Management – Stormwater infiltrators are currently proposed behind the lot 2 house location, which again will involve disturbance of regulated steep slopes. It was felt this this disturbance could be avoided if the infiltrators were relocated uphill to a point immediately adjacent to the southeast corner of the building, on un-regulated slopes. 
Tree impacts – Mr. Kalin advised that no trees along the property frontage will require removal during the development of lot 2. In response to a question, he advised that 3 other existing mature white oak trees to the east of the proposed SSTS location will likewise be saved. These trees should be more clearly identified on the project plans, for the Board’s understanding. 
Motion by Mr. Bernard to open the Public Hearing.  Second by Ms. Boalt.
Mr. Patrick Clowry, 228 North Quaker Hill Road neighbor spoke.  Mr. Clowry said he did not receive a certified /return receipt notification as per the Town of Pawling Code section §A230-13.  Mr. Clowry requested the Public Hearing be postponed as he did not find out about this subdivision until January 02, 2026.   He needs to speak with his attorney to ensure the Board is following applicable rules and regulations.
Following a review of the project file, it was confirmed that a copy of the certified/ returned legal notice was sent, which verifies the Town of Pawling notification process was properly followed.  
Mr. Clowry felt that due to the holidays the notification was never received.  He would like to have time to review the file.  The timing was the letters came out during the holiday period. 
Mr. Erickson said that the Board can extend the Public Hearing to allow Mr. Clowry time to review the subdivision file and provide comments, if applicable, to the Board.
Chairman Cioppa said the Board can leave the written portion of the Public Hearing for two weeks allowing Mr. Clowry time to review the plans.
Mr. Seth Frost. 235 North Quaker Hill Road neighbor spoke.   They were away for the holidays and received the certified/return receipt notice on Friday January 02, 2026 notifying him of this evening’s Public Hearing.  He is requesting additional time, to review the files, just as Mr. Clowry requested.
	Chairman Cioppa thanked Mr. Frost for his comment.
	Motion by Mr. Bernard to close the verbal portion of the public hearing tonight and leave the written comment period open until Tuesday January 20, 2026.  
	Second by Ms. Boalt.  Chairwoman Cioppa asked for discussion.
	All were in favor and the Motion carried. 
	Chairman Cioppa asked Mr. Gainer to prepare a Resolution for the upcoming meeting.


AMERICAN SOCIETY FOR PREVENTION 	Special Use Permit/
 OF CRUELTY OF ANIMALS 	Fencing/Performance Bond
4160 NYS Route 55	
Pawling, NY 12564
Grid Number: 134089-7056-00-257503
	Mr. James Caris from JPL Engineering was present.
	Chairman Cioppa said the ASPCA is located at 4160 Route 55 in the Mixed Business Industry “MBI” Zoning district. 
	Mr. Caris said a site inspection was held with two members of the Planning Board.  Basically what was discussed was interspersing more trees in the two main areas of visual concern.  He then provided a new planting landscape plan for the Board’s review, which illustrates 14 additional trees for landscape planting.  The goal is fill in the gaps along the slope which is viewed from Route 22. He is asking the Board to conduct a pre-planting site inspection, by staking the 14 tree locations for the Board’s review prior to planting.
	Mr. Gainer asked what the proposed tree height is?
	Mr. Caris said the height proposed is 14 feet, consistent with the trees planted. 
	Mr. Erickson said the proposed landscape plan is heading in the correct direction. Nonetheless, during the field site inspection a discussion took place to extend and stagger the trees along the entire bank.  He suggested further revisions to the plans by extending the plantings further west.
	Mr. Caris and the Board reviewed the site plan to define the areas of concern for additional plantings. The line would extend six trees to the right from the driveway.  
	Mr. Erickson said the landscape plantings should combine varieties, such as white pine, blue spruce etc. He asked what the next step for the generator is?
	Mr. Caris said the owners are in favor of allowing a mural painted on the generator, depicting the beauty of the Great Swamp.
	Mr. Erickson said that the ASPCA could work with the school on the mural.
	Mr. Caris continued on to discuss the pergolas.  They have agreed to reduce the number of pergolas to one per fenced yard, which bring the total to 14, and then push them back from the highway corridors.  
	Mr. Erickson said pergolas are to be a grey color to match the building, with the roof downward pitched towards the highway.
	Mr. Caris said the pergolas are proposed to be gray in color, to pitch down towards the highway corridor and that no permanent storage will be allowed under the pergolas. 
	Mr. Erickson said the original site plan was not followed.  The ASPCA is adding visual impacts that were not part of the Board’s initial discussions and approvals.  Therefore, the Board is requesting additional trees planted.  It is within our purview.
	Mr. Gainer said a site inspection will provide a clearer understanding of the in-place landscaping which does not comply with the visual screening specified in the Board’s original approval.  
	The Board scheduled a site inspection for January 14, 2026 at 9:00a.m. with a snow date of January 21, 2026. The stakes should be in place for the Board’s review.
	Mr. Erickson asked if the parking and outside lights being on all evening have been addressed?
	Mr. Caris said the ASPCA owners are looking into the use of timers to turn the majority of lights off in the evenings.
	Chairman Cioppa said the next item for the Board to discuss is the noise study.  He explained the escrow is low and until it is replenished the Board cannot move forward with CPL on the details to perform a noise study.
	Motion by Ms. Boalt to close the written portion of the Public Hearing.  Second by Bernard.  Chairman Cioppa asked for discussion.
	All were in favor and the Motion carried.
NEW BUSINESS
	i. 2026 Planning Board Meeting Schedule
	The Board reviewed the 2026 meeting as presented.
	Motion by Mr. Erickson to accept the Planning Board meeting scheduled as drafted.  Second by Mr. Bernard.
	All were in favor and the Motion carried. 
	ii. Comprehensive Plan Update.
	Supervisor Giordano is speaking with Laberge Group on the grant amount, along with associated target goals for the committee’s discussion. The Planning Board will have the opportunity to weigh in on updates. They discussed the number of Code of the Town updates that remain outstanding. 
	iii. Planning Consultant 
	Chairman Cioppa said the Board has recently received a major subdivision application, and we believe that engaging a planning consultant would greatly assist the Board in its review and approval process. This support would help ensure that community goals, context-sensitive architecture, and sound planning and design principles are met in accordance with the Code of the Town of Pawling.
	With that in mind, he has sent a letter requesting SLR’s Planning Consultants to provide a proposal outlining their qualifications to support the Pawling Planning Board with SEQRA coordination, as well as Site Plan, Special Permit, and Subdivision reviews for land development applications.
ADJOURNMENT
	On a Motion by Mr. Bernard and seconded by Ms. Boalt to adjourn the meeting at 8:30 p.m.  All were in favor and the Motion carried.


			Respectfully submitted,
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						JoAnne Daley
			Recording Secretary
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