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TOWN OF PLEASANT VALLEY TOWN BOARD 

 

TOWN BOARD RESOLUTION NO.:  106/2015 

 

RE: INTRODUCING AMENDMENTS TO THE TOWN’S COMPREHENSIVE PLAN 

IN CONNECTION WITH REZONING PROPERTIES TO THE MIXED USE 

COMMERCIAL (MC) DISTRICT AND HIGHER DENSITY RESIDENTIAL 

(HDR) DISTRICT 

 

 WHEREAS, the Town Board of the Town of Pleasant Valley pursuant to a petition 

submitted by Guardian Self Storage East LLC, Hans Redl LLC and Herbert H. Redl dated April 

14, 2015 is considering the adoption of Local Law No. X of 2015 to amend the Town zoning 

map for the purpose of rezoning a properties to the Mixed Use Commercial (MC) zoning district 

and High Density Residential (HDR) zoning district; and 

WHEREAS, the subject properties are located at 5 Mill Lane, 59 Mill Lane, Route 44 and 

11 Mill Lane in the Town of Pleasant Valley and is designated as parcel #6463-02-528844, 

#6463-02-619797, #6463-02-701916 and #6463-02-530819 on the Town’s tax maps (the 

“Subject Property”); and 

 WHEREAS, the Town Board is also considering the following analogous amendments to 

the Town’s Comprehensive Plan:  The Town of Pleasant Valley 2009 Comprehensive Plan 

designated as “graphic #2- district maps”,  and it proposed to be amended so as to change the 

designation of the Subject Property, parcel # 6463-02-528844 from the Medium Density 

Residential (MDR) to Mixed Use Commercial (MC); and 

WHEREAS, the Town Board is also considering the following analogous amendments to 

the Town’s Comprehensive Plan:  The Town of Pleasant Valley 2009 Comprehensive Plan 

designated as “graphic #2- district maps”, and it proposed to be amended so as to change the 

designation of the Subject Property, parcel #6463-02-619797 from the Mixed Use Commercial 

(MC), Office/Industrial (OI) and Rural Agricultural (RA) to Mixed Use Commercial (MC) and 

Higher Density Residential (HDR); and 

WHEREAS, the Town Board is also considering the following analogous amendments to 

the Town’s Comprehensive Plan:  The Town of Pleasant Valley 2009 Comprehensive Plan 

designated as “graphic #2- district maps”,  and it proposed to be amended so as to change the 
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designation of the Subject Property, parcel #6463-02-701916  from the Office/Industrial (OI) to 

Mixed Use Commercial (MC); and 

WHEREAS, the Town Board is also considering the following analogous amendments to 

the Town’s Comprehensive Plan:  The Town of Pleasant Valley 2009 Comprehensive Plan 

designated as “graphic #2- district maps”,  and it proposed to be amended so as to change the 

designation of the Subject Property, parcel #6463-02-530819 from the Medium Density 

Residential (MDR) to Mixed Use Commercial (MC); and 

 WHEREAS, the language in the Comprehensive Plan defines “Rural Residential” as 

follows:  “this category bridges the gap between the Conservation district along the eastern 

portion of town, and areas to the west that have experienced continued growth and development 

over the last decade.  The area encompasses numerous DEC and NWI wetlands, as well as 

sections within the 100-year floodplain of the Wappinger Creek and tributaries.  According to 

the 2007 Municipal Aquifer Report, the soils in this area are predominately Type C and Type 

C/D, meaning that slower aquifer recharge rates necessitate an appropriate change in 

development potential in order to protect water quality and quantity.”; and 

 WHEREAS, the language in the Comprehensive Plan defines “Office/Industrial” (O/I) as 

follows:  “Two large areas that were zoned for light industry and now in this category.  The 

largest district includes the electric substation at the western entrance to the Pleasant Valley 

hamlet, as well as two existing industrial uses and a large vacant property at the intersection of 

West Road and Salt Point Turnpike.  The second district is between Mill Lane and Rossway 

Road in the south-central part of Town.  This second district is comprised primarily of a single 

parcel.  Due to the proximity to the Town center and the location along a major transportation 

corridor, this area may provide unique opportunity for economic expansion in the Town.  This 

parcel should not be developed in sections, but rather as part of a comprehensive plan for the 

area.”; and 

 WHEREAS, the O/I language would have to be amended to remove references to the 

second district; and 

WHEREAS, the language in the Comprehensive Plan defines “Mixed Use Commercial” 

as follows: “this category includes the Route 44 corridor in an area between Mill Lane and 
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Rossway Road and several parcels along the south side of Route 44 just east of the Taconic State 

Parkway, all of which are currently part of the Neighborhood Commercial District.  The purpose 

of this category is to allow for a variety of mixed uses, but in a contained area that eliminates the 

possibility of contiguous strip development.  Development and redevelopment in these areas will 

involve improved site design, landscaping, and architecture, in an effort to “retrofit the strip” (as 

recommended in the Greenway Guides)”; and 

WHEREAS, portions of the Subject Properties are currently on the dividing line or in 

close proximity to the MC zoning districts and the definition of the MC district specifically 

refers to property between Mill Lane and Rossway Road, so there is no need for any specific 

language amendments as it pertains to the Comprehensive Plan so to allow the use of portions of 

the Subject Properties for Mixed Use Commercial purposes; and 

WHEREAS, the language in the Comprehensive Plan defines “Higher Density 

Residential” as follows:  “this category describes the mostly developed southwest section near 

the Town of Poughkeepsie line, south of the substation and wetland, and north of Wappinger 

Creek.  It contains the parcels along the ridgelines of Clark and Timothy Heights, as well as the 

properties lining Bower Road and Route 44.  Most of this area is already zoned for higher 

density residential development.  Because of its existing density and location near the Wappinger 

Creek, Route 44 Corridor and Pleasant Valley hamlet, this area should be included in any future 

consideration of a central utilities district.  While this plan recommends maintaining the essential 

residential character of this area with housing set back from a roadway lined with street trees to 

form an entrance transition to the hamlet of Pleasant Valley, other compatible low traffic volume 

uses would also be appropriate under special permit conditions (for example and not limited to 

accessory apartments and multi-family housing options, family day care, bed and breakfast 

establishments, professional offices and home occupations.)  Existing spot or strip highway 

business uses, both here and in other non-commercial areas along Route 44, should be allowed to 

exist and treated under the nonconforming provisions of the zoning law”; and 

WHEREAS, notwithstanding the fact that parcel #6463-02-619797 is located in the O/I 

zone, it is also designated on the Town of Pleasant Valley Centers and Greenspaces Plan as a 

major Greenspace parcel in excess of 25 acres as designated in “graphic #2 – Centers and 
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Greenspaces Plan”, notwithstanding the fact that O/I allows 70% maximum impervious coverage 

while HDR allows 30%  maximum impervious coverage per the schedule of bulk and area 

regulations of the Town Zoning Code; and 

WHEREAS, the language of the Comprehensive Plan defineing “Higher Density 

Residential” will have to be amended to include the property in the south-eastern part of Town 

between Mill Lane and Rossway Road; and 

WHEREAS, for the purpose of Article 8 of the Environmental Conservation Law, Part 

617 NYCRR (commonly known as “SEQRA”) and pursuant to Chapter 98 of the Town Code, 

the proposed action is adoption of the proposed Local Law, the adoption of a resolution 

amending the Town’s Comprehensive Plan is subject to SEQRA and in this case is a Type I 

Action pursuant to SEQRA; now, therefore, be it 

 RESOLVED, that the Town Board of the Town of Pleasant Valley hereby introduces for 

consideration the Comprehensive Plan amendment specified above; and be it further 

 RESOLVED, that at 7:00 p.m. on the 8th of July, 2015 the Town Board intends to hold a 

Public Hearing in regards to the proposed amendment to the Town of Pleasant Valley 

Comprehensive Plan and the Town Clerk is hereby directed to publish the notice of public 

hearing; and be it further 

 RESOLVED, that the Town Board hereby directs the Town Clerk to circulate this 

resolution, proposed Local Law No. X of 2015, supporting documentation and the public hearing 

notice to the Town Clerk of each abutting municipality, the Town of Pleasant Valley Planning 

Board for review and recommendation pursuant to Section 98-101 of the Zoning Law and Town 

Law § 272-a, the Dutchess County Department of Planning and Development for advisory 

review in accordance with Section 239 of General Municipal Law and the New York State 

Department of Transportation. 

 

MOTIONED BY: ______________________ 

      SECONDED BY: ______________________ 
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DATED:   May 13, 2015 

 

ROLL CALL:     AYE    NAY 

Councilman Albrecht     ____    ____ 

Councilman Figliozzi     ____    ____ 

Councilman Latino     ____    ____ 

Councilwoman Milicaj    ____    ____ 

Supervisor Campbell     ____    ____ 


