


TOWN OF NIAGARA

COUNTY OF NIAGARA, STATE OF NEW YORK
NIAGARA FALLS, N.Y.
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  7105 Lockport Road                                                                                                                                             PHONE:  297-2150
Niagara Falls, New York 14305    							            FAX:   297-9262  

TOWN OF NIAGARA PLANNING BOARD MEETING MINUTES
 
December 4, 2024
6:30 pm
Meeting held at the Town Hall
 
BOARD MEMBERS PRESENT:				BOARD MEMBERS EXCUSED:
Barbara Hathaway					Robert McDermott/Chairman
Darlene Sullivan	
John Polka
Eugene Pucci					
Josephine Brevetti-Runkle (Alternate acting as voting member)
					

IN ATTENDANCE:
	
Rachael Glassner						Michael Rotella 
Corey Auerbach 						Raj Sharma	
Charles Haseley 						Christina Kramp
Joe Mascaro						Lisa Mascaro
Geno Fucanno						Wayne Vanderhider
Virginia Oakes						Eda Buzzelli
Angela Lore 						Kuldeep Singh

	 



The meeting was called to order at 6:30 pm.




PRESENTATIONS:
1. Presentation #1- Raj Sharma / Raj Rentals


Project Location:   7100 Joanne Cir. North 	Minor Subdivision    
 	                                 					
(Proposed 3 Residential Lots)                                	Tax Map#  131.19-2-34                               
Town of Niagara
						 
Rajendrs Sharma  of RAJ Rentals Corp. is requesting a Minor Subdivision for 2 undeveloped lots located on the North side of Joanne Circle North between Woodland Ave and  Sunnydale Dr. to build (3) single family homes.  
Tax Map Number:   131.19-2-34


Mr. Sharma recaps what was discussed on September 1st. He explains that he is back to further support his case.  There are three key words that kept coming up:  harmony, engineering and existence of water and sewer lines. The proposed building should have minimum of 1200 ft² plus car garage and 7500 of lot.  He states that the board requested Mr. Sharma provide a comparison for the Greenwood subdivision.  He states that people nowadays are looking to downsize in house size and lot size, so he has proposed small ranches.  He also states that he discussed the water and sewer lines with Brian Beiter from the water sewer department and has a letter stating as much.  

He continues that the board was further interested in the demonstration of harmony within the neighborhood.  Stating that what he is proposing should be in harmony with the existing subdivision. He explains that he originally assumed that harmony meant that he had to abide by the zoning regulations. But he came to realize that the board meant something a little bit further that he had to have similar home sizes to the existing homes. He provides exhibit number one which is a spreadsheet that shows the other homes in the neighborhood with addresses and square footage that would be comparable to what he is proposing.  

1500 ft² of house, with three bedrooms, two bathrooms, and one car garage with 77.6 ft. of frontage.  He states that there are four lots that are smaller than what he is proposing currently existing in the neighborhood. And that it varies from 55 ft. to 75 ft. which he believes is already in harmony with the existing. 

Mrs. Hathaway asks what the market price is would be for the houses that he plans on building. 
Mr. Sharma states that the building price for the homes would be in the range of $200 per square foot plus the lot. 

Mr. Pucci asks if he's the general contractor and Mr. Sharma confirms.

Mr. Pucci asks about the three different lots versus the two different renderings shown on the plans. Mr. Sharma explains that the renderings are just to give a concept and are not yet set in stone and could be changed if need be. 

Mr. Polka states that he lives in the area and commends Mr. Sharma on the nice houses that he has built on Miller road. Mr. Polka reads from the regulations that the subdivision of law shall be laid out and of such size to be in harmony with the neighboring properties. He makes the point that everything that he's talked about thus far has been to the square footage of the houses. But Mr. Polka explains that the code says that it's in regard to the harmony with the property. He further states that the Greenwood acres subdivision is everything west of Woodland Avenue. All of the lots that he cited as smaller lots are built in the 50s and '60s and that all of the lots in Woodland acres subdivision and are a hundred by 135 ft. so it's Mr. Polka's opinion that what he's requesting is out of harmony with the subdivision. Mr. Sharma makes the point that when he bought the land and proposed the site he felt it was well within the harmony of the neighborhood due to the other similar structures and lots that are nearby. 

Mr. Polka explains that it was actually his father-in-law that originally donated the land to the Town of Niagara and he feels that in the spirit of keeping with what was originally intended for the land they should not be cutting the land up for smaller homes in the development. 

Mr. Pucci asks about perhaps considering subdividing the lots into two lots as opposed to three. 
Mr. Sharma says that that would still not bring the lot size to 130 ft.  

[bookmark: _GoBack]Mr. Polka States that the matter before the board is in regards to the lot size and subdividing.  And not about the square footage of a potential house. He further clarifies that these lots are 17 ft. over the minimum square footage in a neighborhood of lots that are substantially larger.

Mrs. Hathaway says that she does not agree that people are looking to downsize. She explains that her grandchildren are looking for larger rooms and larger homes than those they grew up in.

Mr. Sharma states that as per the last meeting the board was concerned with Harmony, engineering and existence of water and sewer lines. He feels that he has demonstrated and explained all three of those things. 

Virginia Oaks of 7107 Joanne circle says that she lives across the street.  She says that she agrees that two lots makes more sense than three. Ms. Oaks agrees with Mrs. Hathaway that people are looking to upsize not downsize especially in this neighborhood.  Ms. Oaks explains that her lot is 100 ft. across by 135 ft. deep and that it makes sense to her that you would try to mirror that. 

Joe Mascaro 7012 Joanne circle owns the lot right next door. He's excited that someone is going to build on those two lots and his hope is that they will keep it as two lots.  He does not think that the lots should be adjusted.  He also brings up the children's safety at the park in regards to how close the houses will be to the park. 

Gino Fucarino at 7031 Joanne circle has lived in his home for 27 years and he is not against new homes being built in the neighborhood. He is also concerned about the width of the lots if subdivided into three.  Two houses would be fine but three houses would take away from the character of the neighborhood. He's concerned that small little houses would stand out.

Eda Buzzelli at 7009 Joanne circle thanks Mr. Sharma for his interest in building in the neighborhood.  She would like to see two beautiful homes built there. Not subdividing into three. She further clarifies that the 77 ft² frontage is the big concern. 

Angela lore at 6911 Joanne circle states that she has lived on both sides of Joanne's circle she grew up on one side and moved to the other. She would like to see the houses developed but wants to respect the foundation and groundwork that was put in place by her grandfather Peter Mascaro.  She states that no one is against bringing in new families but they would like to keep the existing structures, aesthetic and feel moving forward. 

Mr. Pucci asks Mr. Haseley when the town changed the codes to state that the minimum requirement is 60 ft. frontage.  Mr. Haseley explains that he's been here for 26 years and the codes have been the same his entire tenure. 

Mr. Polka explains that there are proposals to change the minimum lot size but they have not been enacted yet.  Mr. Haseley further clarifies that the town board has had many years to change the codes and they have not acted upon that as of yet. 

Mr. Auerbach explains that the word harmony appears in the subdivision regulations and also appears in the zoning ordinance as well. It is interpreted differently in the zoning regulations. If you were to look to the zoning ordinance for some guidance on what harmony is he reads that the definition is: 
Harmony references a quality that represents an appropriate and congruent arrangement of parts in an arrangement of varying architectural and landscape elements. 

The policy section for the planning board defines harmony as: 
The land use subdivided shall be of such character that it could be used safely for building purposes without danger to health or peril from flood fire or other menace. Proper provision shall be made for drainage water supply sewer and other needed improvements. All properties shall be so laid out of such size to be in harmony with the development pattern of the neighboring properties. 

He further explains that is up to the board to decide as to what is harmony and pattern of the neighboring properties.

Mr. Pucci again asks if he would be willing to split the lot into 2 separate lots.  Mr. Sharma states that no he would not be as he has not run the numbers for that.  He would need to do a cost benefit analysis before considering that.  

Mr. Pucci explains that the Planning Board is just an advisory board and that the final decision must come from the Town Board.  

Mr. Polka asks that his Notes be entered into the minutes for this month (attached).  

Mr. Polka made a motion to deny the request for a 3 lot subdivision, with some key points:
· The town is pro development – with no concern about the homes being built on the two lots.  
· The neighborhood would be defined by anyone in the town as Joanne Circle and Sunnydale as a separate neighborhood from the rest of Woodland and anything east of Woodland Avenue. 



Mrs. Brevetti-Runkle seconds

Ayes 3,	   	Mrs. Sullivan, Mrs. Brevetti-Runkle, Mr. Polka
Noes 2, 		Mrs. Hathaway, Mr. Pucci,
Absent 1, 	Mr. McDermott
Abstain 0,

Result:  Approved:  Planning Board recommends denial of 3 lot minor subdivision.




Mr. Polka recuses himself from the next agenda item due to a conflict of interest.  





1. Presentation #2- Mike Rotella / Wayside Nursery 

Project Location:   7431 Porter Rd.	 		 Final Site Plan 
 	                                 					
(Addition of a 3rd building to existing                  Tax Map#  145.12-3-33.1                              
Storage facility -Town of Niagara)								  
						 

Applicant requests a final site plan review to build a new building where the house was located.  The intended use is for eighteen (18) bays for storage.
Tax Map Number:   145.12-3-33.1                  



Mr. Rotella shows the board the elevation drawing explaining that they weighed the option of doors in the back, but then they would have to maintain sidewalks and they are not interested in doing so.  There will be brick from ground level up to four feet high all the way around the building.  

Mr. Rotella states that there will be windows on the Porter Rd. side of the building and that they will landscape around the building on the Porter Rd. side as well.  

Mrs. Hathaway asks about signage, what will they call the building?  Mr. Rotella explains that they call it flex space, it’s a business complex that is leased to small businesses. Mr. Rotella agrees to follow all town codes with regards to signage.  Mr. Haseley states that there is a code in the town that all signs in the complex have to be uniform.



Mrs. Hathaway made a motion to approve the final site plan as submitted.
Mrs. Sullivan seconds the motion.

Ayes 4,	   Mr. Pucci, Mrs. Sullivan, Mrs. Hathaway, Mrs. Brevetti-Runkle
Noes 0, 
Absent 1, Mr. McDermott
Abstain 1, Mr. Polka

Result:  Approved 




MINUTES:    

Mrs. Sullivan made a motion to approve the Planning Board minutes from the November 5, 2024 Planning Board Meeting.  Mrs. Brevetti-Runkle seconds and motion carried.

Ayes 4, Mr. Pucci, Mrs. Sullivan, Mrs. Hathaway, Mrs. Brevetti-Runkle 
Noes 0, 
Abstain 1, Mr. Polka
Absent 1, Mr. McDermott

Result:  Approved 




The next Planning Board meeting is scheduled for February 4, 2024 at 6:30 pm.



 

Mr. Pucci made a motion to adjourn the meeting at 7:02 pm


Respectfully submitted,
Jackie Duff 
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