
 
TOWN OF TAGHKANIC  

ZONING COMMISSION MEETING 
February 6, 2017 

 
 
Members present:  Joyce Thompson, Chair; Members: John Roberts, Kathy Bainer, Moisha Blechman, Al Huehnel,  
Donn Critchell; ZC Secretary Linda Swartz 
Excused: Elizabeth O’Donnell; ZC Consultant Ted Fink 
 
The Meeting was called to order at 5:07 by Joyce Thompson. 
 
Approval of Minutes: 
Kathy Bainer motioned to accept the Minutes from the January 16, 2017 ZC Meeting; seconded by Moisha Blechman. 

Ayes:  3 (Bainer, Blechman, Roberts)  Nays:  0  Abstained: 2 (Critchell, Huehnel) 
 
Date for a Saturday Meeting: 
The ZC will meet for a full-day meeting/workshop on Saturday, March 4 from 10 a.m. until 3p.m.  Coffee and donuts will 
be provided and we will break for a pizza lunch.  The regularly scheduled meeting on Monday, March 6 will still be held. 
 
Right to Farm and Right to Market Laws: 
Joyce found that Columbia County passed Right-to-Farm legislation more than 20 years ago and that Ancram has done a 
similar law more recently.  Joyce will make a recommendation to the Town Board that Taghkanic consider Right-to-Farm 
and Right-to-Market laws.  Moisha has some concerns and would like the ZC to have a more in-depth discussion about 
Right-to-Farm.  As an example, she said that honey from a small bee-keeping business could be contaminated by 
pesticides and herbicides applied to fields and orchards.  The ZC will discuss this in further detail at a future meeting. 
 
Discussion of Outstanding Issues and Questions: 

 Area and Bulk:  Increase coverage and set maximums for building size?   

 Exempt some uses?   

 Create a walkable area along the highway? 
Due to the full agenda and time constraints, discussion of these items is deferred at this time. 
 
First Review of Article 30 Version 1, Establishment of Districts: 
Due to the full agenda and time constraints, discussion of this topic is deferred until the next meeting. 
 
Review of Article 80, Version 6: 
In her absence, Elizabeth submitted a list of her Article 80 concerns via e-mail: 

 Hunt Club/Rod & Gun Club, Shooting Preserve, and membership organizations such as the Elks and Masons 

 Agri-tourism 

 Animal hospital: Revise definition to ensure no boarding of animals 

 Housing for Farm Employees should be in both 60-J.12. and in 80-D.4. 

 Stable, Commercial should be in both 60-J.12 and in 80-D.5. 

 Dwelling Group definition needs revision. 

 Clarify and define types of multi-family dwellings, including townhouses. 

 Regulations for Traditional Neighborhood Development 

 Where will Eating Establishments be allowed? 

 Questions on bulk including lot coverage and building size 
 

Donn also sent an e-mail list of his questions and concerns regarding Article 80.   

 80-C.9. should include removal of groundwater 

 80-D.20. Change “dog run” to “outdoor dog space”.  Should a kennel be walled to lessen noise? 

 80-D.29.  Electric race cars? 

 80-D.29.h.(2) Telecommunications towers on ridgelines. 

 80-D.29.n. Use escrow rather than insurance? 

 80-D.31. Number of rooms in hostels and inns. Cooking facilities in hostels and hours of non-operation. 
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Linda sent Joyce an e-mail list of some problems in Article 80 that she noticed while working on the comparison chart.  
Joyce and Ted had a lengthy phone conversation during which some of these problems were resolved. 
 
There are some uses that are shown in the Use Table as needing a Special Use Permit but which then have no specific 
entry in Article 80.  These uses would be covered in 80-C, General Standards.  The ZC agrees that the contents List for 
Article 80 need to be in some logical order.  Joyce suggested and the ZC agreed that the list order match the Use Table. 
 
Joyce gave the ZC a brief overview of what Ted feels should be discussed: Waiver of Requirements (80-B.5.), Alternate 
Care, Eating Establishments, Hotel/Motel, Townhouse, Gasoline Filling Stations, and Farm Industry. 
 
When Kathy first looked at 80-B.5., she wondered why requirements should be waived at all.  However she realized that 
there is currently just such a situation with a cell tower:  the CEO/ZEO, ZBA Chair, and Planning Board Chair questioned 
whether or not it was necessary that a cell tower owner go to the ZBA when they were only seeking to add another array 
to an already approved and installed cell tower.  Is a public hearing required when there is no significant change?  In a 
situation like this, the ZC agrees that some requirements could be waived and therefore 80-B.5. is acceptable as written. 
 
“Townhouse” does not appear in Article 80.  The ZC had previously decided to include it under Multi-family Dwellings  
(60-Q.5).  Joyce asked the ZC to consider if there is any precedence for the townhouse style of housing and whether or 
not it fits Taghkanic’s rural character.  It was noted that a townhouses is usually owned by the occupant, while multi-
family homes are generally rental units.   A townhouse, as affordable housing, is often a family’s first home purchase.  
However, there would be considerable water and sewer issues to overcome with a townhouse development.  Moisha said 
that the accessibility of water should always be a first concern.  She said since zoning can be changed as needed, the ZC 
should think about Taghkanic as it is today rather than guessing what the future holds in terms of population.  Ted 
suggested that condominiums and townhouses be included in 80-D.7. Senior Citizen/Elderly Housing.  Donn feels that this 
type of housing belongs in the Multi-family housing section, not in Senior Housing.  If townhouses are allowed, they 
should be worked into the multi-family housing section and limited to the MU district.  60-Q.5.b. and 60-Q.5.d. set 
maximums for the number of allowable units, which serves to limit density, and 60-Q.5.c. addresses issues of water and 
sewage.  Converting a big old farmhouse into a multi-family dwelling is an acceptable adaptive re-use of an existing 
structure which maintains the rural character; this can be done in residential districts.  If a house that has rental 
apartments changes to an owner-occupied situation like a co-op or condo, a special use permit would be required and a 
home-owners association might be needed. 
 
Joyce noticed that this discussion brought out the many distinctions in multi-family: location in residential districts, single 
structure by conversion or new construction, and townhouses in the MU district.  Then there’s the issue of ownership:  
rental, co-op, condo, townhouse.   
 
More work is needed on Multi-Family Dwellings Article 60-Q.5.  Since the courts are favoring developers in lawsuits, the 
ZC should be careful that the code identifies a percentage of affordable housing in order to avoid a potential legal 
problem. 
 
80-D.11.  Eating Establishment:  Per the current Use Table, eating establishments are not permitted in residential zones, 
although at one point, the ZC considered allowing them in the R7 district with a Special Use Permit.   The ZC re-affirms 
that because of the potential for neighborhood impacts due to lights, noise, odors and traffic, eating establishments are 
permitted in the MU district only.  Article 80-D.11. will be omitted. 
 
80-D.18.  Hotel/Motel:  Ted recommends that hotel and motel be combined.  Height restrictions would limit construction 
to not more than two stories (35’), so there would be only slight differences in their appearance.  (Hotels usually have a 
single parking lot while motels have parking in front of each room.)  Maximum density would control scale.  Moisha feels 
that the 6000 s.f. lot area for each guest room and maximum of 60 rooms is excessive; however, again, DEC requirements 
for water and sewer will limit development.  ZC agrees to keep it as is. 
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80-D.21 Farm Industry:  Possible allowable farm industry uses are identified in 80-D.21.d(1) and additional possible uses 
are identified in 80-D.21.e.  The ZC had concerns about many of these proposed uses and felt that several were not in 
keeping with the intent of the article.  In particular, there were a lot of questions about the storage of equipment and 
materials (80-D.21.e.)  Is the equipment that is being stored part of an accessory business to the farm or is it storage for 
others?  Is it seasonal storage or overnight?  Overnight storage could result in heavy equipment being moved over small 
local roads every day.  Seasonal storage of campers and boats, for example, would be okay.  Should not be for storage of 
heavy commercial equipment.   This section needs to be re-worked.     
 
80-D.24. Gasoline Filling Stations:  During discussion, the ZC decided that the following changes were needed in this 
section: 

 Delete the last sentence in b. and the first sentence in c.  Kathy said that during recent Planning Board meetings, 
many of the board members voiced strong opposition to requiring that pumps be at the rear of the building, 
citing safety concerns (poor lighting, no open view, possibility of mugging, etc.) 

 Also in c.:   Does the NYS Building Code allow the canopy to be connected with the primary building?  Is it a fire 
hazard?  This item might be eliminated. 

 h.  It is not common for gas stations to perform motor vehicle repairs.  There is a separate use for “Motor Vehicle 
Repair Shops” which require Site Plan review.  This item should be taken out of Article 80 and put in the 
appropriate place in Article 90.  However, the last sentence should be deleted since requiring that service doors 
open at the rear is not practical. 

 Omit i.   

 Omit l. 

 Omit m.  This statement is confusing.  It states that a gas station shall not be accessory to any other use.  
However, a convenience store or donut shop is accessory to the gas station.   

 
 
New or Continuing Business: 

From the Commission:  None 
From the Public:  None 

 
 
Next Meeting: 
The next meeting of the Zoning Commission is scheduled for February 20, 2017, beginning at 5 p.m.  Al is excused.  ZC will 
discuss: 
 Housing; Alternate and Assisted Living 

Donn’s listed concerns, Elizabeth’s listed concerns, any other concerns in Article 80 
Article 30 Version 1 Districts 

 
After changes are made to Article 80, the ZC will work on getting Articles 40 and 60 aligned with 80 and Linda will begin 
making repairs to the comparison chart.  
 
 
Motion to adjourn:  Donn Critchell    Seconded by: Moisha Blechman 

Ayes: 5 (Critchell, Blechman, Bainer, Roberts, Huehnel)  Nays:  0  Abstained: 0 
 
Meeting adjourned at 7:10. 
 
Public audience:   none 
 
 
 
Prepared by:  Linda Swartz 


