CHEMUNG COUNTY PLANNING BOARD 

MEETING NOTES

DECEMBER 15, 2023
Present
Henry Dalrymple, Chair

Emma Miran 

Arthur Jones

Joseph Coletta

Michelle Podolec 

Scott Shaw

Elisabeth Corveleyn 

Kevin Meindl, Staff

Alison Herman, Staff

Nanette Moss, Staff 

Excused
Andrew Avery
 







Mark Watts 

1. Call to order at 3:18 p.m.

2. Approval of Meeting Notes - After discussion of the November 16, 2023 notes there were no questions, comments or corrections from the Board and the minutes were approved as distributed. 
3. Visitor Comments (accepted after each referral review) 

4. Zoning Referrals 

5. Staff Comments 

A. VILLAGE OF HORSEHEADS – Special Use Permit – Lantz Holdings  
DISCUSSION:
H. Dalrymple advised that petitioner is seeking a special use permit to allow establishment and operation of proposed green house and plant nurseries in existing vacant building in the C3 (Highway Commercial) Zoning District.  Property is located at 3312 S. Main St. within 500’ of I-86.  K. Meindl reported that petitioner is utilizing a smaller-scale version of the NYS license for its cannabis microbusiness.  They are using an existing building and located in the back corner.  There is a cannabis accessory store in front of the property. It is not a traditional greenhouse with glass or plastic, it is indoor and since it is cultivation of a plant seems appropriate to request permit for greenhouse and plant nursery.  There is an overlay district for cannabis that is specific to retail and not to cultivation so there is no existing code language where they can or cannot cultivate cannabis.  It is located on a one-acre site, using a small area of an existing building with no changes to the exterior of the building or site planned.  The appearance is discreet, so it is not necessarily broadcasting that this is a cannabis cultivation site.  The village opted in for dispensaries as well.  There may be some concerns from neighbors on odor, so the Village may want to require some odor control system to be implemented on site.  Their business plan identified use of a security system. K. Meindl advised there was no countywide impact, recommended local determination with no comments and welcomed discussion from the Board.
No questions, comments or concerns were noted by the Board.
K. Meindl noted that there was no countywide impact and that this was good to see a reinvestment in an existing building.  It may or may not be the first cultivation site we have seen as a referral.  It is a new and growing industry.  

H. Dalrymple if the Board had any other questions or comments and there were none.  K. Meindl recommended local determination stating there were no countywide impacts along with the comment that it is good to see reinvestment in an existing building.  H. Dalrymple called for a motion for local determination with comment.
MOTION:             Made by Arthur Jones, seconded by Elisabeth Corveleyn, recommending local determination of the proposed special use permit stating no countywide impact along with the comment that it is good to see reinvestment in an existing building.  Members in favor, all; opposed, none. Motion carried. 
_____________________________________________________________________________________

B. TOWN OF SOUTHPORT – Approval of Site Plan – AJH Design/Andrew Harding
DISCUSSION:
H. Dalrymple advised that petitioner has proposed a site plan for redesign of an existing mobile home park at Cherry Lane Park in a Residential 3 Zoning District.  Property is located at 1170 Sherman Ave. within 500’ of Cedar St. (CR 84).  K. Meindl reported that the site has been in existence for a while as a mobile home park.  The town updated its code around mobile home parks, and this is bringing it closer to those new site plan requirements.  It seems to be an improvement from the existing site which has housing units displaced in unaligned configurations.  Landscape is minimal with some trees that are not in the best shape.  The developer wishes to clean up the site to make it more organized and in compliance with the Town’s new code.  It is unclear from the referral if these are all new housing units, or if they may reuse some of the existing homes.  K. Meindl said they are decreasing from 25 existing homes to 16, or 15 if the town strictly enforces setback requirements.  It is a loss of housing units but it will improve the site, the surrounding neighborhood, given they are spaced out a little more, with more thoughtful organization.  The town code requires cul-de-sac layout for mobile home parks.  They are not proposing a cul-de-sac have just have a straight linear drive entranceway.  We do not believe there is a county-wide impact and is more of a local determination. K. Meindl recommended local determination stating no countywide impact and that it is an improvement over the existing state of this mobile home park.  He welcomed discussion from the Board. H. Dalrymple commented that the design does not lend itself to design it with a cul-de-sac.  

H. Dalrymple noted that there is a recommendation for local determination with the comment that it seems to be a nice improvement of the existing site with the owner taking positive steps to clean up and reinvest in it.  He asked if there were any questions or comments from the Board and there were none.  He called for a motion for local determination with comment noted.    
MOTION:
Made by Joseph Coletta, seconded by Arthur Jones, recommending local determination of the proposed site plan stating no countywide impact along with the comment that the proposed project looks like a good improvement with positive steps to clean up and reinvest in the property.  Members in favor, all; opposed, none. Motion carried.   
_____________________________________________________________________________________

C. TOWN OF BIG FLATS – Review of Proposed Subdivision and Area Variance  – Bouchard/ Big Flats Lodging Associates, LLC

DISCUSSION:
H. Dalrymple advised that petitioner has proposed a subdivision and zoning area variance of an existing parcel where the Dairy Queen is co-located.  Creation of new lot lines requires an area variance.  Property is located in a Business Regional Zoning District at 817 CR 64 within 500’ of CR 64.  K. Meindl reported that the resulting lot will be smaller and non-conforming with what the town desires.  It would be difficult to sell the motel while still retaining the restaurant up front which was constructed recently.  It is consistent with the commercial character of the surrounding area, no issue with the proposed subdivision and is more of a local issue.  The owner intends to sell the Econo Lodge and retain the Dairy Queen.  There will be a public hearing on January 2.  We recommend local determination and welcome discussion from the Board.

There were no concerns raised by the Board.

H. Dalrymple commented that Big Flats produced write-ups detailing reasons for the proposed variances.  K. Meindl added that the town conducted a detailed review.  H. Dalrymple commented that it is up to them if they want to allow for variances of two non-conforming parcels and noted there was no change to the existing site, no impact on the county road having the frontage road off of it.
J. Coletta asked if the owner might be selling to his son. H. Dalrymple was not sure who was the potential buyer of the Econo Lodge.  
H. Dalrymple noted that there is a recommendation for local determination.  He asked if there were any questions or comments from the Board and there were none.  He called for a motion for local determination.   

MOTION:
Made by Scott Shaw, seconded by Michelle Podolec, recommending local determination of the proposed subdivision and zoning area variance stating no countywide impact.  Members in favor, all; opposed, none. Motion carried.   
_____________________________________________________________________________________

D. TOWN OF BIG FLATS – Special Use Permit – Edger Civil and Utility, LLC
DISCUSSION:
H. Dalrymple advised that petitioner seeks a special use permit and approval of site plan to proceed to next phase of a sand and gravel mine in the Industrial (I) Zoning District.  Property is located at 11891 SR 352 within 500’ of SR 352.  K. Meindl reported that this property was previously approved for mining activities with a permit dating back to the 1980’s with operations now expanding east.  There was an existing permit and it is in an Industrial Zone and property is in an Aquifer Overlay Protection District.  The town believes that DEC’s requirements are just as stringent if not more and is looking to wave that requirement.  In general, having locally sourced materials is positive as it keeps construction prices low, decreases transportation to bring in materials from out-of-town and the emissions associated with that transportation.  It seems like a local issue, no real countywide impact, an extractive industry and has been permitted as such.  He recommended local determination and welcomed discussion from the Board. 
J. Coletta asked if the work took place in Steuben County.  H. Dalrymple advised that the site plan shows a pipeline that crosses the property.  They are installing a concrete roadway to avoid damage to the pipeline.  They will be digging in the eastern side in the Town of Big Flats and hauling raw materials over the line to an existing location with ponds in Steuben County located across from Corning Hospital.  That is where processing equipment is stationed and the ponds.  When they dig out the ponds, they will take the excavation back into Big Flats, go west, and then just bring everything over to where they are right now and use existing driveway.  That whole area will become a pond or a lake that is in Big Flats and part of Steuben County.  J. Coletta asked if they have to cross the Norfolk Southern tracks too to which H. Dalrymple confirmed saying they would need Norfolk Southern’s permission.  It was an existing mine site which probably pre-dates.  M. Podolec asked if there was an expectation as to how long the mine will remain active to which H. Dalrymple said it is 120 months or 10 years or more for SEQR.  A. Herman confirmed it is 120 months.  
H. Dalrymple asked for any Board input and noted that it is a strong case for approval, there is positive countywide impact to having locally available construction materials, a benefit to the county, a positive benefit to have it in our area.  We can recommend approval or local determination and called for a motion for either.
MOTION:
Made by Elisabeth Corveleyn, seconded by Arthur Jones, recommending approval of the special use permit sought and proposed site plan.  Members in favor, all; opposed, none. Motion carried.   
_____________________________________________________________________________________

E. CITY OF ELMIRA – Approval of Site Plan – ARC Building Partners
DISCUSSION:
H. Dalrymple advised that petitioner proposed a site plan for construction of apartment building in a Campus Industrial (CI) Zoning District.  The property is located at 182 E. Washington Ave. within  500’ of Clemens Center Parkway (SR 14).  K. Meindl reported that rezoning of this site was done a year ago to Campus Industrial C-1 DRI zoning to allow the apartments and had recommended local determination at that time.  A site plan was reviewed in April 2022 with more details on the use of the apartment.  The site plan we have now just states they wish to construct 58 apartment units.  The same site plan with affordable housing, supportive housing units had previously proposed:  five units set aside for 18-25 year-old young adults; 24 units for homeless individuals with substance abuse challenges, and the Salvation Army was going to provide services to 29 units.  It looked like a great project for the community.  None of that is in this referral and he asked if the plan now was to be just market rate apartments.  E. Miran advised she hadn’t spoken with ARC about the plan but that them being a non-profit that she did not believe they would now have market rate apartments.  They are a non-profit entity and do serve that population already.  K. Meindl said that at the time we recommended approval and there was a question on stormwater management.  Given the size, it needs to go to the Storm Water Coalition.  Nikole Watts of the Storm Water Coalition said it is over an acre in size and will go to John McCracken who will in turn take it to Jimmie Joe Carl who will do a storm water review.  Jimmie Joe will give Brian his comments.  It is mostly catch basins that are proposed.  Jimmy Joe will get a full set of plans when that gets approved.  K. Meindl said they had indicated underground storage following DEC and city guidelines and will need the appropriate approvals.  This is a park and they are taking away park land.  However, it is essentially a vacant lot and there are no trees, paths, benches or other park-like amenities.  The apartments would be a positive use and design of this site and would serve the community better and seems like it would be a positive impact on the surrounding community.  An electric vehicle charging station is proposed and there is less parking than required for code being 58 apartment units unit but only 43 parking spaces; however, there is on-street parking available on Canal St. and this section of E. Washington Ave. with on-street parking and on a major bus route as well.  We are not concerned.  J. Coletta noted they still have the proposed playground.  K. Meindl said there is no fence around the site, so it is a good opportunity to have a neighborhood playground. They are retaining some green space with trees proposed and small-scale landscaping--an improvement over the existing park.  H. Dalrymple asked if the property had to be rezoned.  K. Meindl said it didn’t and that they changed the existing zoning requirements previously and it is now allowed by site plan approval.  They changed for this area C-1 that you could have an apartment building as long as you went through site plan review to be allowed.  H. Dalrymple asked if the city owned the property.  E. Miran said the city had to go through a process with New York State to allow it for sale because it is a park and so that process has already occurred and they have the right to buy.  They don’t own it.  They could have had a certain period of time where they can buy it.  They need to also go to New York State to get funding, so they need this process to be completed before they can get grant funding.  Nikole Watts asked if the Salvation Army or the ARC of Chemung were doing the project.  K. Meindl said he believed ARC was in partnership with Salvation Army or Salvation Army has some role in it which was discussed when they came before us last year and we recommend approval.  It would be consistent with previous comments and is a good project.  H. Dalrymple asked if there were any questions or comments from the Board and there were none.  K. Meindl advised that the Storm Water Coalition needs to review the project.  H. Dalrymple called for a motion for approval of the project.    

MOTION:
Made by Joseph Coletta, seconded by Arthur Jones, recommending approval of the proposed site plan.  Members in favor, all; opposed, none.  Motion carried.   
_____________________________________________________________________________________

F. TOWN OF CHEMUNG – Extension of Existing Temporary Four-Month Extension of Existing Six-Month Moratorium of Developed Large Scale Solar and Wind Energy Systems  –  Town of Chemung  --  ADD-ON ITEM

DISCUSSION:
H. Dalrymple advised that the Town of Chemung has proposed a four-month extension of its existing temporary six-month Moratorium on Development of Large-Scale Solar and Wind Energy Systems within the Town of Chemung.  The purpose is to give the town more time to review its current zoning law and comprehensive plan related to its development.  K. Meindl reported that the Town wishes to devote more time to cleaning up their zoning to update their comprehensive plan and is moving in that direction and recommends local determination.
H. Dalrymple asked if Board members had any questions and there were none.  He called for a motion for local determination. 

MOTION:
Made by Scott Shaw, seconded by Elisabeth Corveleyn, recommending local determination of the proposed site plan stating no countywide impact.  Members in favor, all; opposed, none.  Motion carried.                                                                                                                                       
_____________________________________________________________________________________

5.
Visitors Comments:  None.
Planning Commissioner’s Report – Kevin Meindl:

K. Meindl presented items at today’s meeting for discussion. 

Planning Commissioner:

K. Meindl advised that Fisher Associates are here via Webex to give the Board an update on the Comprehensive Planning project.  
Next CCPB Meeting:
Our next meeting will be in person unless there is no quorum.  Please note that we plan to meet next on Thursday, January 25, 2024.

Meeting adjourned at 3:50 p.m.

