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PRESENT:  Aaron Cioppa, Chairman, Gregory Bernard, Jay Erickson, Brittany Boalt, Dr. Thomas Bloom, and Mark Freidman.
EXCUSED: Jennifer Coleman 
ALSO PRESENT: Sarah Ryan Esq. from Vandewater Law firm and Ronald J. Gainer, PE.
CONTENTS: Consolidated Scaffolding Site Plan, and American Society for the prevention of Animal Cruelty Amended Site Plan and Special Use Permit.
Chairman Cioppa opened the meeting at 7:00p.m. and then led the salute to the flag. 
CONSOLIDATING SCAFFOLDLING LLC.                 Further Discussion /Site Plan 
NYS Route 22
Pawling, NY 12564
Grid Number: 134089-7055-00-458682
                      134089-7055-00-432665

	Chairman Cioppa introduced the Consolidated Scaffolding project located on the east side of NYS Route 22.  The development involves two contiguous vacant parcels, totaling 6.6± acres at the Dutchess/Putnam County line in the Highway Business Zoning district. This matter has not been before the Board since 2024. 
[bookmark: _GoBack]	Mr. Thyberg updated the Board on the scope of the project.  A 6,650 square feet pre-engineered storage building with an attached canopy is proposed, for use as a garage for storage of construction equipment (scaffolding and related material), outdoor storage, parking area and sales office for safety and scaffolding products. The Board conducted a site inspection on March 25, 2024.   A new on-site well will be drilled and sanitary sewer disposal system installed to serve the building.  The proposed structure and associated improvements will be located on the northerly parcel (showing as lot #2 on the plans, comprising 4.5 ±acres).  Access into the parcel will be through the southerly parcel (showing as lot #1 on the plans) comprising 2.1± acres.  He has met with the New York State Department of Transportation on access approval.  The outcome is NYSDOT has verbally approved the access.  A confirmation letter still is required to be provided to the Planning Board.  They plan to present a landscape plan with variety of shrubs and seeded grasses.  The Code enforcement Office has made a determination on the “Uses”.
	Mr. Freidman asked for clarification as to when and whom did Insite Engineering receive a letter of determination.
	Mr. Thyberg said a letter of determination was receive from Everett White Code Enforcement Officer on July 19, 2022.  Mike Liquori Esq was copied on the letter.  He does not have the letter with him this evening.
	Dr. Bloom said in his opinion the current entrance/access width into the site would not allow for safe access of tractor trailers onto the site.
	Mr. Thyberg said the owner/applicant is not planning on having deliveries by tractor-trailer.  The largest vehicles are 24 foot flatbed trucks with a traffic count of 10 vehicles per day.
	Dr. Bloom said the entrance is not wide enough to safely allow for 24 foot flatbed truck access.
	Mr. Thyberg said they meet the criteria set forth by New York State Department of Transportation for dimensional sight distances and the maneuvers modeling and vehicle turning templates per the Highway Design Manual.  
	Mr. Freidman asked, as far as the extent of site clearing/rock removals, has the quantity of rock/soil volumes to be removed to develop the site been identified as per Mr. Gainer’s memorandum.
	Mr. Thyberg said the rock removal will be an estimated at 250 truck loads in and out of the site.  They are constructing the site into grade to set the building.  The storm water infrastructure will be directed to flow to an established catch basins on site and then into the Route 22 catch basins.
	Mr. Bernard said NYSDEC and NYSDEP would not want the storm water to be re-directed onto NYS Route 22 without capturing and removing pollutants of concerns such as sediment, hydrocarbons and nutrients from runoff before it enters the Great Swamp.  
	Mr. Thyberg said they are proposing under an acre of land disturbance.  Therefore, since they are proposing under 2.0 acres of land disturbance NYC DEP will not be reviewing the Stormwater Pollution Prevention Plan (SWPPP). 
	Mr. Bernard said based on the site’s higher elevations, a detention pond should be incorporated into the plans to allow stormwater to drain to the lower site elevations. He asked where the stormwater is flowing from the building’s overhang and canopy.
	Mr. Thyberg said for the roof system, building canopy and overhang a drainage storage system will be designed to pick up any stormwater. 
	Mr. Erickson said the planning process needs to be part this conversation.  Nonetheless, let’s rewind to the Code Enforcement Officer letter of determination.  Upon reading the letter by the CEO, Everett White, the letter states that it is his determination that the proposed use is not consistent with Construction Equipment Sales and Rental Use, as it’s his belief that the intent of the Zoning code is for there to be in onsite retail sales and rental facility as opposed to the proposed use, which is more akin to a contractors yard given the absence of significant retail component.  He asked if Mr. Thyberg had a copy of an Everett White, CEO updated letter of determination stating the applicant complies with the Code of the Town of Pawling.
	Mr. Bernard said the owner/applicant is stating his intentions are to operate their business on site under the permitted use of “Construction sales and rental”.  They will also offer on-site sales and rental of scaffolding and safety equipment, by operating similar to a builder’s supply business. 
	Mr. Erickson said while the Board understand their objectives, what Everett White, Code Enforcement Officer is saying is that they are proposing a 16,000 square foot  outdoor storage area. The zoning code doesn’t contemplate the square footage of the proposed significant outdoor storage component usage. 
	Mr. Thyberg said he understands what Mr. Erickson is saying. The next step is to contact Everett White, CEO to acquire the updated written letter of determination.  He can check their office records, as he does not have that letter present this evening. 
	Mr. Bernard said this evening the Board received correspondence from Ken Clair, Code Enforcement Officer, illustrating ongoing site violations.  While he understands that Consolidating Scaffolding paid their fines for the Stop Work Order, but they continue to run their daily activities with no Site Plan approval granted by the Town of Pawling Planning Board.  The CEO’s opinion is that they vacate the property and clean it up before the Town considers giving them any type of approvals/permits.
Mr. Thyberg said the Stop Work Order was paid, a letter of determination written and then Insite Engineering came back to Planning Board to proceed with Site Plan approval.  He has not seen any documents from Ken Clair, CEO.
Mr. Erickson said there is a very large excavator on site.  He asked what type of site work is being conducted without any Planning Board or environmental permit approvals.
Mr. Thyberg said he has not been onsite in a few weeks.  He does not know what site work the owner is conducting.
Dr. Bloom said the parcel located on the south side of the property encroaches on the Town of Patterson parcel.  As there is no annotation on the current plans depicting what is transpiring on the layout configuration for either parcel within the Town of Pawling and the Town of Patterson for the Board’s review.
Mr. Gainer said the applicant will be obligated to illustrate the encroachment for the Board‘s understanding of the layout configuration of the parcels.
Mr. Thyberg responded that he will look into the encroachment.
Mr. Erickson said Ken Clair, Deputy Code Enforcement Officer is recommending that they clean-up and vacate prior to any Site Plan approval.
Mr. Gainer provided an overview of his memorandum dated March 12, 2026.  The Board conducted a site inspection in March 2024. There are technical and statutory items to address in order for the Board to begin their Site Plan procedural and approval process.  Nonetheless, until a determination is forthcoming from the Code Enforcement Officer as to the applicant’s intended “use” of the site, there is no reason to initiate discussions on environmental, technical or statutory concerns that warrant the applicant’s attention and mitigation, as the matter moves through the Planning Board’s review/approval process.  
Mr. Erickson said in addition to the use determination, any and all violations cited by the Building Department CEO’s must be cleared up per Chapter 67 of the Code of the Town of Pawling. 
Mr. Thyberg said if there is any new violations forthcoming they will address these issues with the Building Department. 
Chairman Cioppa thanked Mr. Thyberg for his presentation.  Once these matters are cleared up the Board will begin reviews on environmental, technical, statutory, SEQRA and making referrals to start the planning process.

AMERICAN SOIETY FOR THE PREVENTION OF ANIMAL CRUELTY
4160 Route 55                                            Further Discussion/ Special Use Permit
Pawling, N.Y. 12564			   Amended Site Plan
Grid Number: 134089-7056-00-257503

	Mr. James Caris P.E., Ms. Lucy Munz RLA. from JMC Engineering and Ms. Gail Hughes-Morey, Vice President from the Pawling ASPCA were present.
    		Chairman Cioppa said the ASPCA is located at the intersection of NYS Route 22 and 55.  During prior discussions with the Board, the Board raised concern over the unauthorized changes made to the approved landscape plan as part of the site plan approval granted in 2022.  The applicant is before the board for an amended site plan and special use permit. A public hearing was held on December 1, 2025, with the close for written comments to be accepted until January 05, 2026.
		Mr. Caris said they are before the Board for several items that are required to be addressed.  Tonight they are here to discuss the special use permit application for the new fencing and shade structures, along with field changes made to the landscape plantings.  The Board has provided feedback and conducted a site inspection for guidance on a revised landscape plan. A total of 44 additional trees are proposed to supplement the existing planting plans. These proposed trees are to further mitigate the landscape screening.  The ASPCA will work with the Planning Board and Building Department to oversee the planting of the proposed trees.
		Mr. Cioppa said the Board is in receipt of a memorandum from Mr. Gainer for review this evening.  
		Mr. Gainer said during prior discussions with the applicant concerns were raised over the site’s viewshed of the Route 22/55 corridor and from Fenwood Drive.  Given the latest proposal, a short EAF has been filed by the applicant for the Board’s evaluation of potential environmental impacts, given the generally minor improvements now proposed.  The Board recognizes that the processing of the original project included the filing of a full EAF, with the Board accomplishing a coordinated review with other outside agencies.  As SEQRA requires that the entire set of activities or steps for an overall project be considered for the action, which Mr. Gainer has confirmed with the Boards attorney, a full EAF should be filed for this latest application to present a summary of the overall site developments on the tract and evaluation of all such impacts, including the latest improvements now proposed, with a similar coordinated review performed for the level of detail provided for the current project in order to accomplish the required SEQRA review.  Procedurally, a Part II EAF form should be prepared. This should be reviewed and accepted by the Board.  Afterwards, a SEQRA determination could be made.  The technical issues identified are outlined for the Board in his memorandum.
		Mr. Erickson asked what the proposed tree heights will be at the time of planting?
		Ms. Caris said the proposed plantings include three species, 14 additional White Pine, 22 White Spruce and 8 Arborvitae trees.  The proposed trees are to be placed on either side of the driveway in a staggered pattern to infill areas where screening of the facility and fencing is desired. The tree height is 8 to 10 feet, to follow the sequence of the original trees planted.  The arborvitae is a smaller species of tree outside of the fencing.
		Dr. Bloom said arborvitaes attract deer for browsing.
		Ms. Munz, said the proposed type of arborvitaes are green giants, a fast-growing evergreen hybrid for privacy and windbreak screening, growing 3 feet per year. They are known as a deer resistance variety, durability in snow/ice, with rich green winter color for landscape screening.  There are protective methods that can be used for deer browsing, by using repellant every 4 to 8 weeks or installing physical barriers around the bottom of the trees.  Furthermore, there will be dogs creating a smell that will deter the deer.
		Mr. Freidman asked why the arborvitaes are proposed in those specific 
	locations?
		Ms. Munz said these specific locations of plantings at the higher elevation is to address two concerns, allow fast growth and to screen the viewshed.  The arborvitaes are being proposed closer to the dog pen areas. 
		Chairman Cioppa asked if a planting scheduled has been submitted for the Board review.
		Mr. Caris responded that the landscape stock has been sourced and pricing was provided to the ASPCA. Following the Board’s approval, the goal is to plant as soon as possible.
		Ms. Munz said ideally they seek to plant in the spring.  Planting conditions are harsher in June.
		Chairman Cioppa asked if any further discussion were held on how the generator can be screened to blend in with the viewshed. 
		Mr. Caris said the owners are proposing to paint the generator two-tone colors to match the building for year-round mitigation blending into the landscaping.
		Following discussion, the Board’s recommendation is for the generator to be painted a matte grey color matching the building. They were very specific that the colors not be shinny. 
		Mr. Erickson brought up the fact that no additional plantings were proposed in the area west of the site.  The line of sight does include the west side of the parcel from the Route 22 & 55 corridors
		Ms. Munz said the area west is wooded.  The plantings can be readjusted to include the Board’s areas of concern.  
		Mr. Erickson said the areas of concerns are on higher elevations, as the different levels of grade/elevations are all higher up towards the site.
		Ms. Munz suggested the planting be staked in the field.  The Board can perform a site inspection to determine if a planting should be moved right/left or relocated.  She is not dismissing with what the Board is saying. We are all seeking to come up with a potential effective landscape screening barrier.
		Mr. Freidman asked what the status is on the landscape berm closer to Fenwood Drive?
		Mr. Caris said the berm’s as-built layout was submitted.  It was determined the berm was not built out to the approved specification. Additional landscape plantings were planted along the top of the berm.  Recently, complaints have been received from the neighbors, hearing dog barking.  The ASPCA has retained the original noise consultants to obtain a noise study that generally identifies two (2) locations for the study. The information provided to Mr. Bolner is as follows:
A. Exterior Noise Measurements
1. Conduct one (1) site visit to the facility to review the post-construction site layout. Prepare a noise measurement protocol for submission to the Town outlining measurement procedures and locations.
2. Attend one (1) in-person meeting with the Town to review noise measurement protocol. 
3. After Town approval, conduct a 48-hour noise measurement at up to two (2) locations along the property line to capture ambient conditions as well as noise associated with the facility.
4. Review measured noise levels and compare to the original project criteria, anticipated noise levels, and the local noise ordinance.
5. Provide a report summarizing findings, as well as additional noise attenuation methods, if required.
6. Attend virtual meetings with ASPCA to review findings.
7. Attend in-person hearings with the Town to present findings, if required.
The next step is to appear before the Planning Board with Mr. Bolner for approval to proceed.   Based on the data gathered, further mitigation measures would be discussed with the Board.
	Chairman Cioppa asked the members of the Board if they choose to perform a site inspection after the plantings are staked?
	The consensus of the Board was to schedule a site inspection.
	Mr. Erickson asked if the ASPCA has placed the exterior lighting on timers to reduce night light pollution?
	Ms. Morey said they have been working on turning off the lights at 7:00p.m.  It has been difficult as it has been a trial and error type of procedure.  They had been going off at 9:00p.m.  
	Mr. Erickson said on the amended site plan a plat note should be added to the plans stating that the exterior lights shall be turned off at 7:00p.m. 
	Mr. Bernard said during site plan approval for the ASPCA, it was agreed and stated by the applicant that no public adoption and/or other events would take place at this site.  However, the ASPCA has held several public adoption events.  This was never part of any discussion during the original site plan approval. 
	Mr. Freidman said the Board clearly understood and agreed that there would be no public access to the ASPCA. The parking count and the Board’s SEQRA determination was based on the site not being open to public or having public access for adoption events and/or fostering of dogs.  The Board is aware that ASPCA has been sending out letters to local developments requesting people to foster dogs.  The ASPCA stated during site plan approval process that they would not ask local residents to foster dogs.
	Ms. Morey said she lives in the Town of Pawling.  The ASPCA chooses to be a good neighbor.  They want to address any complaints along with the items raised this evening with the Planning Board and Town.
	Mr. Erickson asked what the volume of ongoing adoptions currently is?
	Ms. Morey responded two out of three weekends per month, they have adoptions. It is infrequent that the public comes to the ASPCA facility during the week.  Most people are working during the week.
	Chairman Cioppa asked what is the normal public attendance at an adoption event?
	Ms. Morey said a majority of events bring in 50 people.  On one event, the ASPCA had 100 people attend.
	Mr. Erickson said the Board shall require clear numbers on adoption and any other public access events, along with a narrative on what is actually transpiring between the facility and public.  No one wants to prevent dogs from being adopted.  Nonetheless, the Board shall uphold the requirements of the approved site plan.
	The Board discussed the Code relating to whether or not the ASPCA should apply for “Special Event” permits under that section of Town Code for such planned events.
	Ms. Ryan said the Code of the Town of Pawling should be reviewed and then compared to the narrative to be provided by the applicant on the full scope of new activities occurring.
	The Board discussed the Special Events ordinance and/or plat notes for the amended site plan relating to adoption events.  It all ties back to the originally approved ASPCA use, and how the Board determined parking, traffic etc., pursuant to SEQRA. 
	Mr. Freidman said the ASPCA site plan as approved was based upon no public access or adoption events.  The Planning Board worked on life, safety, noise mitigation, access, parking and handicap parking, etc.  The Board needs to step back on whether to consider allowing 100-person events.  This is completely against what the Board based their original approval on.  The ASPCA stated no events, no adoptions, no fostering, no public access.  In his opinion the Board needs to step back.  Personally, he is not against dog adoptions. Nonetheless, there should have been an open, honest conversation from the ASPCA.  The manner in which the facility use has increased without approvals sets a bad faith precedence with the community and Planning Board.  
	Ms. Boalt said the Board could consider these items on a case-by-case basis.
	Mr. Freidman said the Board approved the building to allow a specific occupancy of individuals and dogs.  What happens if during such access a larger number of cars are parked for adoption events?  People will be parking on Route 55.  The SEQRA determination was based upon no public access, parking counts, no dog adoptions or fostering or special events.  This is how the ASPCA presented themselves to this Board. 
	Chairman Cioppa said this is the first he is hearing that the ASPCA is holding adoptions and/or public events.  The Board approved a plan based on very different criteria, such as no public access, adoption events, fostering etc. 
	Mr. Bernard said the ASPCA documents were clear - they were a rehabilitation center only.  The dogs were expected to come up from New York City to be rehabilitated and then go back to the city or to foster care outside of Pawling. 
	Ms. Morey suggested she write a narrative on the scope of events, how the facility is being used and a proposal on how the ASPCA seeks to proceed in the foreseeable future.  The goal is to identify what will work for the Town and if perimeters need to be put in place.  She didn’t want the Town to feel excluded from visiting the facility, and that’s why people came to the facility. This is why they reached out to foster locally, they did not want the community to think all of these dogs are vicious.  
	Chairman Cioppa said the next step is for the ASPCA to write a narrative on the full scope of what is transpiring currently at the facility.  The Board was never told adoptions/special events/fostering were taking place. This is all new information.  Following receipt of said letter, the Board’s Attorney and Engineer will review the document per the approved site plan and the Code of the Town of Pawling.  
	Ms. Ryan said the narrative shall be provided to the Code Enforcement Officer for a written “use” determination. 
	Chairman Cioppa said the Planning Board can schedule a site inspection once the landscape plantings are staked.  There will be an addition to 6 to 8 Arborvitaes added to the plans.
	The Board discussed the steps of a planting schedule versus SEQRA segmentation.  Ms. Ryan said the potential new uses will determine the updated “use” letter by the Code Enforcement Office for an amended site plan.
	Ms. Morey said they can agree to not hold any adoption events in the interim of working with the Board. It is hard to say they would not have adoptions, as that’s is part of the ASPCA program.
	Mr. Gainer said the landscape plan needs to be reviewed as there are side slopes involved, with trees to be planted in downhill areas.  The Board can choose to perform another site inspection to envision the locations that best warrant landscape screening. The Board also needs to review the noise study concerning the berm mitigation.  The focus is to comply with the intent of the original site plan approval. 
	Ms. Munz said they are trying to plant the trees to create an improved viewshed, while adding stability for the landscape plantings.  It is challenging to move the trees around during planting.  It is easier to stake out the plantings to get a three dimensional visual before planting.   It is a three-day process for plantings.  The Board can move the stakes around on the site, as opposed needing a bucket truck to move the landscape plantings. 
	Mr. Erickson suggested maximizing the density on both sides of the driveway with an additional 10 arborvitaes.  The Board can look at these in the field.  The main goal is to maximize the up-slope with plantings. He suggested mixing up the types of trees, which have a natural formation as opposed to a man-made line.
	Mr. Caris said at this time they would appreciate to move forward to handle the fencing and pergolas installation. 
	Chairman Cioppa said Mr. Caris can call the planning office to let the Board know when the staking has been completed.  The Board will reply with a date and time to hold an inspection.  The next step is for Ms. Morey to submit a narrative on ASPCA current usage to the Board.
    ESCROW REIMBURSEMENT                          Administrative Tasks/Resolution 
   Town of Pawling Planning Board Recommendation for Escrow Balances 
   Reimbursement Town Code Chapter 95
             Motion by Mr. Bernard
             Second by Mr. Erickson
    Resolution #3 of 2026 
Core Down Drilling		Site Plan                       $4,088.25
ADJOURNMENT
	On a Motion by Ms. Boalt and seconded by Dr. Bloom to adjourn the meeting at 9:00 p.m.  All were in favor and the Motion carried.
			Respectfully submitted,
[image: ]

								JoAnne Daley
			Recording Secretary
non-approved minutes
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