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Town of Charlton

Planning Board Minutes
and Public Hearing Minutes

758 Charlton Road

Charlton, New York 12019
Minutes of the Planning Board Meeting – November 20, 2023
Chairman Jay Wilkinson called the meeting to order at 7:06 p.m. at the Charlton Town Hall.

Present: Jay Wilkinson, Chairman, Connie Wood, Dawn Szurek, Dave Crudele, Greg Stevens, Johnathan Reidinger, Chris Mitchell, Bill Keniry, Esq., Planning Board Attorney, Susan York, Planning Board Clerk, Kim Caron, Recording Secretary and Robin Sevinsky, Alternate.  
AGENDA MEETING

Mr. Wilkinson stated that there is a quorum.
Minutes

Mr. Wilkinson stated that the draft of the October 16, 2023 meeting minutes needed to be approved.  Mrs. York has previously provided comments.  No other comments were made.  Mr. Wilkinson stated that the Board could vote on the minutes during the Business Meeting.
Public Hearings
Sargent/Meilunas (223.-1-44)

Mr. Wilkinson stated that there would be a public hearing on this application.  Mr. Wilkinson stated that the property is located at 6 Old Route 67 and the proposal is for a 3-lot subdivision.  Mr. Wilkinson stated that they will be creating two new lots for single family homes for their family members.  Mr. Wilkinson stated that the proposed Lot A will consist of 16+ acres and contain the existing home and outbuildings, the proposed Lot B will consist of 3.95+ acres with 218 feet of road frontage and the proposed Lot C will consist of 5.17+ acres with 173 feet of road frontage.  Mr. Wilkison stated that the applicant received an area variance from the ZBA for the frontage on the proposed Lot C.  Mr. Wilkinson stated that the application has been forwarded to the Saratoga County Planning Board and the Town Engineer for review and comments have been received.
Charlton School for Girls
Mr. Wilkinson stated that there would be a public hearing on this application.  Mr. Wilkinson stated that the proposal is for Phase 1A Campus Improvements. Mr. Wilkinson stated that the board has received the full EAF which led to questions at the last meeting. Mr. Wilkinson stated that the new plan submitted addresses all comments and questions.

Subdivision Applications and Site Plan Review 
Sargent/Meilunas (223.-1-44)

Discussed above.

Heflin and Santo Associates (225.-1-87)
Mr. Wilkinson gave a brief history of the lot line change that was approved in June, 2023.

Mr. Wilkinson stated that an application has been submitted for a 4-lot subdivision on Cook Road to create three new building lots to the north.  

Mr. Wilkinson stated that the board has to decide if the SEQRA determination is made tonight or wait until the next meeting.

Case (223.-1-2.121)
Mr. Wilkinson stated that the property is located on Westline Road.  Mr. Wilkinson stated that the board approved a subdivision that created a 2 acres lot back in 2020.  Mr. Wilkinson stated that the current proposal is to subdivide the property into 4 lots, creating three new building lots.  Mr. Wilkinson stated that the proposed Lot 1 will consist of 2.07+ acres with 204 feet of road frontage on Westline Road, the proposed Lot 2 will consist of 39.35+ acres with 280 feet of road frontage on Westline Road and will contain the existing home and outbuildings, the proposed Lot 3 will consist of 2.04+ acres with 207 feet of road frontage on Westline Road and the proposed Lot 4 will consist of 2.05+ acres with 367 feet of road frontage on Westline Road.

Mr. Wilkinson stated that at the last meeting it was determined that this would be classified as a major subdivision and requested the long EAF be submitted.  Mr. Wilkinson stated that the board has the ability to request a cluster plan or the applicant can request a waiver.  Mr. Wilkinson stated that the applicant’s representative has submitted a letter outlining the reasons why a cluster plan is not appropriate for this subdivision.
Site Plan Review

Charlton School for Girls
Addressed above.

Pre-Application Conference
Lands of Pitman (223.-1-29.2)

Mr. Wilkinson stated the applicant is requesting feedback from the board on a proposed 3 lot subdivision of property located on Western Avenue. 

ZBA Referrals

None.
Town Board Referral

Jordan Exceptional Use Permit
Mr. Wilkinson stated that the Town Board has requested feedback from the board on a proposal for an exceptional use permit relating to landscaping.  Mr. Wilkinson stated that the Town Board will be retaining jurisdiction.
Zoning Report

The board received the reports for September and October. 
Correspondence
Mr. Wilkinson stated that the annual planning conference is on January 31st.
Town Board Liaison

Mr. St. John was not present.  
Mr. Wilkinson made a motion to close the Agenda meeting, seconded by Mrs. Wood.  All were in favor.  Agenda meeting closed at 7:24 p.m.
BUSINESS MEETING

Opened at 7:30 p.m. with the Pledge of Allegiance.

Minutes

Mrs. Wood made a motion to approve the draft of the October 16, 2023 meeting minutes with changes incorporated.  Mr. Reidinger seconded the motion.  All were in favor.  
PUBLIC HEARINGS

Sargent/Meilunas (223.-1-44) (7:30 p.m.)
Mr. Wilkinson stated that the legal notice was published in the Daily Gazette on November 4, 2023 and the cards were mailed to adjoining property owners in November, 2023. 

Mr. Wilkinson reviewed the procedure for Public Hearings.

Mr. Wilkinson stated that this is a three lot subdivision to create two new lots for single family homes.  Mr. Wilkinson stated that for the mother parcel, what will be left is the existing home and outbuildings on approximately 16 acres, one lot will be 3.95 acres with 218 feet of road frontage and the other lot will be 5.17 acres with 173 feet of road frontage on Rocky Ridge Road.  Mr. Wilkinson stated that the other lot road frontage will be on Old Route 67.

Pat Jarosz appeared before the board.

Pat Jarosz: Hi, my name is Pat Jarosz of Van Guilder & Associates. I am here on behalf of our client for a public hearing on Sargent/Meilunas 3 lot subdivision of their 16 acres lot located on Old Route 67. This is a three lot subdivision with certified well and septic. They all meet the zoning requirements. It’s a pretty simple project. We did address all the things that the board asked for.

Jay Wilkinson: Can you walk through the outline of the lots so that if there is anyone here, we do have more people than we normally do here tonight, so that they have an idea of what the lots look like and where the proposed new homes are going to be.

Pat Jarosz: Ok. So this is Lot A, it’s the biggest lot. Lot A is about 16.26 acres and will include the single family home and the outbuildings. Lot B is here and will be 3.95 acres and will have 218 feet of road frontage and the proposed house will be located here. Lot C is here and will be 5.17 acres with 173 feet of road frontage. It has obtained a variance from the ZBA. The property is zoned agricultural. All the properties will be served with well and septic. Thank you.
Jay Wilkinson: At this point, is there anyone here from the public tonight that would like to ask questions? Feel free to come up to look at the map. This is your opportunity. I don’t see anyone raising their hand or getting up so am I correct to assume there is no one here tonight to ask any questions regarding the Sargent property at Old Route 67? I am going to leave the public hearing open and the reason for that is that the escrow fees have not been paid and it is the policy of this board to not move forward on any subdivision or lot line change if the escrow account has not been paid. Our clerk has sent three notices to the applicants forwarding the letter that the town designated engineer, Environmental Partnership Design, requesting funds to fund the escrow account. This will be open until January 15, 2024 at 7:30 p.m.
Charlton School for Girls (256.-1-38) (7:45 p.m.)
Mr. Wilkinson stated that the legal notice was published in the Daily Gazette on November 8, 2023 and the cards were mailed to adjoining property owners in November, 2023. 

Mr. Wilkinson reviewed the public hearing process.

Peter Urban: Good evening. My name is Peter Urban and I am with Balzer and Tuck Architecture. I am here today with Chris Rokos from Tighe Bond and we have Alex Capo, Executive Director of the Charlton School. Looking at the overall layout of the sight, we are indicating, the key reference point, is the current Ketchum Grande School and then to the east we are looking at an addition of 4 single story dormitories so the girls that are full time residents there to live. Each of those will have 8 bedrooms with an additional 1 bedroom for surplus and there are grounds improvements that are happening that’s a student quad just to the south of the two central buildings. On the left side there is currently an existing equine building and looking to house a maintenance building because right now on campus there is probably about 6 different small garages and sheds so we are mitigating the school to one key focal point to house equipment and tools, etc. and that will be to the far east side of campus. The intent was to keep the dorms set back from Lakehill Road. Demolition wise there currently proposing to demolish Clemons Cottage and then here you can see that here there is some future expansion depicted as this is Phase 1A of the project. The anticipation is not for a growing student population but just more facilities to help facilitate what the needs are on the campus so the intent isn’t to grow the school out but rather support the needs of the students that are getting a little bit more intense and they do not have the proper facilities. Additionally there is going to be 6 paddocks that go to the north of campus and in terms of construction when this is all being done, access will be from the north from Jenkins Road. We are really trying to not have much impact to Lakehill Road. 

Jay Wilkinson: Could you forward the slides through so it will give a picture of what the 4 buildings for the public so they can see what they look like?  Feel free to explain each one if you want to if you think there is more that will give people a better idea of what you are doing. There are other slides is what I am trying to say.

Peter Urban: We did a study in regards to lighting for campus. Right now on campus a lot of the lighting is either flood lighting that’s building mounted or a lot of the light fixtures are fairly small. You might be familiar it kinds of an acorn glass lamppost and that throws a lot of light off into the air and pushes light around campus. An approach we are taking is to have what's called dark sky compliant lighting which all of the fixtures will have colorings to the top of them that will be pushing light down so to not impact on the surrounding area then have light pollution. A lot of around what is around the dorms is these low 42” high balers that just push light down onto the sidewalk so really we are trying to create a better lit campus for the school as a concern is any student that may be getting out of the dorm in the evening. They are able to kind of locate that student in a more timely manner. Also the intent would be to dim those down to about 30% of their full light capacity after dawn and then would be on sensors. So understanding that this is a very rural area and we want to be sensitive towards how much light we are putting out but we feel that it’s an improvement to what the lighting is there currently. So on top is a front elevation of one of the 4 dorms. We really wanted to kind of keep in respect to the Antiquarian style here in Charlton so we are proposing very similar to home materials so going with a lathe siding and standing seam roof a large front porch that the girls can get out of the buildings during the summer warm months and experience campus as a whole. We have heard from Alex numerous times that the intent is to really get girls out of their rooms socializing and interacting with one another. Again, that’s how we ended up with the horseshoe shape to get everything more centrally focused for the girls. You can see at the rear lower drawing we have a chimney so the floor plan is kind of a great room for the girls to get together. I was fortunate enough to go on a tour of campus and the conditions now are from the 1950s buildings. Most of the girls say they don’t hang out in their current great room because the rooms look sad. So we are really trying to give the girls space outside of their bedrooms to kinds of interact and comingle with one another. This is the east and west elevation so again keeping this in nature of what a house might feel on campus trying to keep this not institutionalized from a cost perspective we probably easily could have done a 4-story dorm building that met all of the needs of campus but we didn’t feel that was appropriate for the town of Charlton. We wanted to keep these all to 1 story building so nothing was out of place. We really wanted it to stay in character with the area. The maintenance building very utilitarian using similar materials siding will be a vertical metal panel really just trying to let this building be the workforce and allow them to have all the storage needs and maintenance needs that they possibly could have for years to come and really once this is built its kind of set it and forget it. Not to spend any time on the maintenance building but rather maintain campus. These are the other two elevations. Happy to open up to any questions that anyone may have.

Jay Wilkinson: This would be the time for anybody in the audience that got notified with one of the cards saying that this was going to happen. If you have questions about it. There is the lighting plan and there are plantings and if you are interested in what buildings are being torn down they have the slides. We are open for questions. This is your opportunity.
Chuck Fogg, 166 Stage Road: What is the approximate size of the class? How many students in the population?

Alex Capo: There are 41 students that include the day student population. Roughly 27-32 in our residential program and 10-14 day students coming in just to attend day school. 41 are how many students we currently have.

Chuck Fogg: The back end of those paddocks was Jenkins Road, correct?

Peter Urban: Correct.

Alex Capo: They are actually at the top of the gravel path that was put in there during the last construction, the furthest paddock; they actually sit on the flat part of the hill so you don’t even see them from Jenkins Road.

Chuck Fogg: The bottom road is Lakehill?

Peter Urban: Correct.

Alex Capo: (inaudible).
Peter Urban: The heart of campus is this parking lot you have enter through and these are two dorm buildings, this is an arts chapel and the primary school, we have a pool with an outdoor pavilion.  Unfortunately this kind of is that center of campus. We are just trying to shift that away and let the four dorms and the new student quad be that space for them to recreate and hang out we are going to have some kind of swings for some therapeutic relief a space to congregate away from that central parking lot.
Nicole Jerzak, 137 Jenkins Road: Where is the gravel drive?

Peter Urban: The gravel is up here.

Alex Capo and Nicole Jerzak reviewed the gravel drive location, the dorm locations and the paddock location on the drawing.

Chuck Fogg: What is the square footage?

Peter Urban: Approximately 3500 square feet for each of the dorms and 6000 square feet for the maintenance building.
Chuck Fogg: What is the preliminary budget?

Alex Capo: 13 million for Phase 1A. Most of it is the infrastructure and all of the power coming in. Each dorm is roughly 1 million, sprinklers, NYS Education Department, (inaudible), safety.

Peter Urban: (Inaudible).

Chuck Fogg: Impressive.

Alex Capo: (Inaudible).

Jay Wilkinson: Any further questions?

Mr. Wilkinson made a motion to close the public hearing, seconded by Mrs. Wood.  All in favor.
SUBDIVISION APPLICATIONS

Sargent/Meilunas (223.-1-44)

On hold awaiting escrow funding.

Heflin and Santos Associates (225.-1-87)

Drew Schauffert appeared before the Board.

Mr. Wilkinson stated that there have been some small changes to the drawings.
Mr. Schauffert stated that they changed the acreage of the proposed lot 4 to 7 acres to allow for horses.  Mr. Schauffert stated that they are submitting the long EAF form.

Ms. Szurek asked if there would be an issue locating a horse barn or shed on Lot 4.

Mr. Schauffert stated no, it will be kept out of the wetlands.

Mr. Wilkinson stated that the subdivision requirements require a barn be located 100 feet from the property line.  Mr. Wilkinson asked if that was possible.

Mr. Schauffert stated that it would be an odd shape but can be done.  Mr. Schauffert stated that he will look into it.

Ms. Szurek asked how far the leech field on Lot 3 was from the proposed well on Lot 2.

Mr. Schauffert stated that it is 115 feet.

Mr. Wilkinson stated that the comments from the town engineer letter have been addressed. Mr. Wilkinson stated that a SWPPP is required for this application.

Mr. Schauffert stated that they are preparing that.

Mr. Wilkinson requested that the grading and disturbance area be shown on the drawings.

Ms. Szurek asked if the leach field on Lot 4 in relation to the existing Link house well.

Mr. Schauffert stated that it is several hundred feet away.

Mr. Wilkinson stated that Mr. Keniry will walk the board through the full EAF.

Mr. Keniry stated that at the last meeting the board asked the applicant to provide the long form EAF.  Mr. Keniry stated that the obligation of the board, if it so meets with the board’s approval, can declare itself to be the lead agency and also classify the action as an unlisted action.  Mr. Keniry stated that the board can also take the initial actions and declare the board as lead agency and do the classification and make the determination at the next meeting.

Mr. Wilkinson stated that he would like to poll the board as to moving forward with the lead agency declaration and determine the action but wait to make the SEQRA determination.

Mrs. Wood stated that she would like to review the material since it was just submitted this evening and agrees with Mr. Keniry’s suggestion.

Mr. Riedinger stated that he is ready to move forward.

Mr. Stevens stated that he is ready to move forward.

Ms. Szurek stated that she would like a chance to review the material but agrees to Mr. Keniry’s suggestion.

Mr. Mitchell stated that he is fine with moving forward.

Mr. Crudele stated that he was fine with moving forward but not making a determination on impact yet.
Mrs. Wood made the motion to declare the board as lead agency and declare the action as an unlisted action.  Mr. Riedinger seconded the motion.  

Roll Call:

Mrs. Wood – aye

Mr. Wilkinson – aye

Mr. Riedinger – aye

Mr. Stevens – aye

Ms. Szurek – aye

Mr. Mitchell – aye

Mr. Crudele – aye

Motion carried. 

Mr. Wilkinson asked if the SWPPP would be available for the January meeting.

Mr. Schauffert stated yes.

Mr. Wilkinson made the motion to schedule the public hearing for January 15, 2024 at 7:30 p.m.  Mrs. Wood seconded the motion.  All were in favor.

Mrs. York provided the public hearing cards.

Mr. Schauffert asked if the County Planning Board had responded to the referral.

Mr. Keniry stated yes, with a comment of no significant county wide or intercommunity impact.

Case (223.-1-2.121)
Mr. Jarosz appeared before the board.
Mr. Wilkinson stated that this is a proposal to subdivide a 45-acre parcel on Westline Road into 4 lots creating three new lots.

Mr. Jarosz stated that the property is located at 1085 Westline Road.  Mr. Jarosz stated that the property is 45.513 acres and zoned agricultural. Mr. Jarosz stated that all of the lots will have onsite well and septic systems.  Mr. Jarosz stated that all comments from the board have been addressed.  Mr. Jarosz stated that the proposed Lot 1 will be 2.07+ acres with 204.19 feet of road frontage, the proposed Lot 2 will be 39.35+ acres, contain the existing house and outbuildings and have 280.81 feet of road frontage, the proposed Lot 3 will be 2.04+ acres with 207.98 feet of road frontage and the proposed Lot 4 will be 2.05+ acres and have 367.48 feet of road frontage.

Mr. Wilkinson stated that all open items have been addressed.

Mr. Wilkinson stated that the drawings are signed but not stamped.

Mr. Weed stated that he would stamp them for the next meeting.

Mr. Wilkinson stated that at the last meeting it was discussed that this is a major subdivision.  Mr. Wilkinson stated that the board received a letter from Kevin Weed of Van Guilder & Associates requesting a waiver of the requirement for the submittal of a cluster plan for this property.  Mr. Wilkinson stated that the board needs to make a decision of how to proceed.

Mr. Keniry stated that the letter from the applicant’s representative has requested a waiver of the cluster plan submittal based on their assertion that land cannot support that type of subdivision.  Mr. Keniry stated that the question before the board is does the board act in favor of the waiver or request the cluster plan.

Mr. Crudele stated that he supports the waiver.

Mr. Mitchell stated that he supports the waiver.

Ms. Szurek stated that she supports the waiver.

Mr. Stevens stated that since this is agricultural land that t he waiver is reasonable to request. Mr. Stevens stated that he does not support granting the waiver.
Mr. Wilkinson stated that he agrees with Mr. Stevens and would like to see what the cluster plan would look like.

Mr. Riedinger stated that he would support the waiver.

Mrs. Wood stated that she would like to see the cluster plan.

Mr. Crudele made the motion to support the waiver request in the October 17, 2023 letter from Kevin Weed.  Mr. Mitchell seconded the motion.

Roll Call: 

Mrs. Wood – no
Mr. Wilkinson – no
Mr. Riedinger – aye

Mr. Stevens – no
Ms. Szurek – aye

Mr. Mitchell – aye

Mr. Crudele – aye

Motion carried.

The board completed the Full EAF.
Mr. Wilkinson made the motion to declare the board as lead agency for the purposes of SEQRA and that the action is unlisted with a negative impact declaration relative to SEQRA. Mr. Riedinger seconded the motion.

Roll Call:

Mrs. Wood – aye

Mr. Wilkinson – aye

Mr. Riedinger – aye

Mr. Stevens – aye

Ms. Szurek – aye

Mr. Mitchell – aye

Mr. Crudele – aye

Mr. Wilkinson made the motion to schedule the public hearing for January 15, 2024 at 7:45 p.m.  Mrs. Wood seconded the motion.  All were in favor.

Mrs. York provided the public hearing cards.
SITE PLAN REVIEW
Charlton School for Girls (256.-1-38)
Mr. Wilkinson stated that the full EAF was completed last month and the board requested some minor changes.  Mr. Wilkinson stated that those have been done and submitted.  Mr. Wilkinson stated that a signed copy has been received for the file.

Mr. Keniry stated that for Part III of the EAF it would be appropriate for the board, based on last month’s determination, to check the box on page 2 of 2 of no impact to the environment.

Mr. Wilkinson stated that the town engineer letter of September 14th requested, pertaining to the lighting, and the current condition versus the new plan for lighting.  Mr. Wilkinson stated that when it was discussed at the last meeting, it was determined that it would be very hard for the applicant’s representative to do that. Mr. Wilkinson stated that is the only open item left.
Mr. Keniry stated that the code enforcement officer can verify the conditions of the lighting.  Mr. Keniry stated that the applicant can provide some kind of certification.

Mr. Peter stated that they can provide information of the fixtures being proposed and how they relate to the existing lighting.  Mr. Peter stated that it would be very hard to quantify the existing conditions.

Mr. Stevens stated that the proposed lighting complies with the standards.  Mr. Stevens asked if the current lighting complies.

Mr. Peter stated no.

Mr. Crudele asked about the number of fixtures being removed versus the number being replaced.

Mr. Peter stated that the number of fixtures may increase.

Mr. Riedinger asked if they would be diming to 30% at a certain time.

Mr. Peter stated yes and would then become motion activated.

Mr. Wilkinson stated that if the town engineer provided a letter that what is being proposed is less up lighting than what is already there would satisfy him.

The board agreed.

Mr. Wilkinson polled the board to see if everyone was ready to move forward to approval.  The board agreed to move forward.

Mr. Wilkinson made the motion to approve the Charlton School for Girls Phase 1A Campus Improvements Site Plan as submitted, as Resolution 2023-08 and authorize the chairman to sign the mylars.  Mrs. Wood seconded the motion.  All were in favor.

Resolution 2023-08 was made.
PRE-APPLICATION CONFERENCE   

Lands of Pitman (223.-1-29.2)
The Board reviewed the applicant’s proposal and provided feedback.
TOWN BOARD REFERRAL
Jeremy Jordan EUP
Mr. Wilkinson stated that the owner of the property is requesting an EUP to rent out the existing garage to Maggs Landscaping Company.

The board provided feedback for the comment letter.

Mr. Wilkinson stated that he would draft a letter for the board to review for submittal to the Town Board.
ZONING REPORT

The board reviewed the reports.
CORRESPONDENCE

None.
TOWN BOARD LIAISON

Addressed in agenda meeting.

Mr. Wilkinson stated that this would be his last meeting.  Mr. Wilkinson thanked the board for their support.

Mr. Wilkinson made a motion to adjourn the meeting.  Mr. Riedinger seconded the motion.  All were in favor.

The meeting was adjourned at 9:35 p.m. 
Respectfully Submitted,

Kimberly A. Caron

Recording Secretary
