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                                                      Village of Millbrook 

Planning Board Meeting 
Minutes 

June 18, 2013 
 
 

Call to Order: Meeting was called to order at 7:30PM by Chairwoman Linda Roberts. 
 

In Attendance: Chairwoman Linda Roberts, Charles Colomello, Stanley Morse, Joseph Forte, 
Joseph Still and David Clouser (David Clouser & Associates) 

 
Review of Minutes: Minutes from the April 16, 2013 Planning Board meeting were reviewed.  Motion 
was made by Mr. Morse and seconded by Mr. Colomello to accept the minutes as written.  All were in 
favor. 

  
Old Business: N/A 

 
New Business:    

 
Leaf & Bean Coffee House – 3286B Franklin Avenue – Shannon George (owner) and Nathan 
presented information on their potential new business.   
They noted that a lease has not yet been signed with the building owner.  They presented a 2-page, hand-
drawn layout and floor plan for the proposed specialty coffee house.  Nathan described the layout on 
Figure 1.  He explained that total occupancy would be 24-29 people and the layout contains one existing 
restroom.  In reviewing Figure 2 – he explained that all Health Department requirements will be met.  
They also mentioned that there is only one entrance – in the front.  They noted that there would be no 
real cooking on site – only coffee, tea, shakes, frozen drinks and perhaps some salads, pastries and pre-
packaged foods.  They received a Level 2 License from the Board of Health.   When asked, they 
explained that the location was formerly an architect’s office – a non-retail use.   Mr. Clouser asked 
about available parking. After discussion, it was determined that they would need 10 or 12 spaces but 
50% could be waived at the discretion of the Planning Board.  They would have two street spaces in 
front of their location and additional spaces could be available in the municipal parking lots located 
across from the Millbrook library and next to the Millbrook Diner as well as in the Stewart’s lot which 
could count when the Planning Board goes through their site plan review.    Ms. George noted that the 
potential hours of operation will be 7AM – 6PM, 6 days per week.  Nathan explained that he plans to do 
all the fit-up work himself – without structural modification.  He also mentioned that he will extend the 
plumbing line from the restroom to the “hand washing sink”.  They hope to open for business in 
September 2013.   
The Board decided that a full Site Plan review will be required for this project.  Secretary Gould will 
research the Planning Board files to see if a copy of the Site Plan for this building is on file.  If it is not, 
Ms. George will contact the building owner/manager to request copies for the Board.  The Board further 
informed Ms. George that the following will be required: 

• Complete and submit a “Site Plan/Special Use Application Information” form along with 
a “Site Plan/Special Use Technical Review Checklist”. 

• Review and conform to the Village Code, Section 230.20 for signage.  
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• Submit $800 for the Site Plan Application and $1500 for Escrow fees to the Village of 
Millbrook asap. 

• Submit 7 copies of the Site Plan and all other required documents on or before July 2, 
2013.  Copies of all documentation will be submitted to the Dutchess County Department 
of Planning and Development for approval at that time. 

 
If all required documents and fees are received and approval is received from the Dutchess County 
Department of Planning, the Planning Board will meet again on July 16, 2013 to review this request.  If 
approval is granted at this time, the matter will be referred to a Public Hearing to be scheduled in August 
for final approval. 
 
R.A. Nilsen Construction Corp –Robert A. Nilsen – purchase and renovation of existing building 
located at 5 Merritt Avenue. Referral from Building Inspector McLaughlin. 
Mr. Nilsen submitted a one-page document showing a proposed floor plan and street-side elevation 
drawings along with three photographs showing the existing building – currently owned by “Journal 
Register”.  Mr. Nilsen said that he hopes to close on this property in mid July but the current utilities 
must be separated prior to closing.  They are awaiting water and sewer hook-up permissions from the 
current owner.  Mr. Nilsen is currently working with VRI and the Village of Millbrook Highway 
Department on this.  Mayor Hurley asked Building Inspector McLaughlin to insure that this issue is 
satisfactorily resolved.  Mr. Nilsen said that Bonds have already been filed with the Village for this.  Mr. 
Nilsen described his renovation plans and noted that no fossil fuels will be used.  The existing oil tanks 
will be exhumed.  He plans to restore the building with an historical look.  The building will house two 
offices where he can meet with clients.  He emphasized that they will not have a showroom or window 
displays – he wants a “low-key” environment.  He uses computer plans when working with clients.  He 
also mentioned that all his company vehicles are garaged when not in use.  His goal is to move in at the 
end of August.  
The Board decided that a full Site Plan review will be required for this project.  The Board further 
informed Mr. Nilsen that the following will be required: 

• A Building Permit. 
• Submit a professionally prepared and complete Site Plan (including all internal and 

external details… colors, products and materials to be used, landscaping, lighting, and 
explicit driveway details etc). 

• Complete and submit a “Site Plan/Special Use Application Information” form along with 
a “Site Plan/Special Use Technical Review Checklist”. 

• Review and conform to the Village Code, Section 230.20 for signage.  
• Submit $800 for the Site Plan Application and $1500 for Escrow fees to the Village of 

Millbrook asap. 
• Submit 7 copies of the Site Plan and other required documents on or before July 2, 2013.  

Copies of all documentation will be submitted to the Dutchess County Department of 
Planning and Development for approval at that time. 

 
If all required documents and fees are received and approval is received from the Dutchess County 
Department of Planning, the Planning Board will meet again on July 16, 2013 to review this request.  If 
approval is granted at this time, the matter will be referred to a Public Hearing to be scheduled in August 
for final approval. 
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Ian Schwandt – owner – 50 Maple Avenue – Referral from Building Inspector McLaughlin.  
Building Permit Denied.  Expansion of a non-conforming use structure. 
Mr. Schwandt submitted complete plans for his proposed home expansion.  He explained that his home 
was the original house’s carriage house.  He plans to renovate the structure for living space.  He 
purchased this home in September of 2012 from Freddie Mac at a foreclosure sale.  His home shares a 
driveway that is owned by Earl Meyers.  Mr. Clouser told Mr. Schwandt that although they have a 
verbal agreement, he will need a written document outlining the specifics of this shared driveway 
agreement.  Mr. Clouser submitted a Memorandum (copy attached) stating that “It appears that this 
application may be classified as a non-conforming lot (by definition in Zoning Code Section 230-5), but 
the use is permitted in this zoning district.”  …”If verified to be a non-conforming lot, then site plan 
review by the Planning Board will not be required”. 
Mr. Clouser noted that Mr. Schwandt’s Site Plans “look great”.. they just need to be certified by an 
architect. 
Mr. Schwandt stated that there will be no change to the footprint; he does plan to add 6-1/2 feet to the 
height of the structure.  He noted that his abutter homes are all 2-1/2 story colonials.   
Mr. Clouser instructed Mr. Schwandt to provide the following documents for the Planning Board files: 

• A copy of the deed 
• A copy of the written easement agreement 
• A copy of the certified plans – to the Building Inspector 

Mr. Clouser stated that this project will not need to go before the Zoning Board of Appeals. 
At the time of this evening’s Planning Board meeting, we have not received any correspondence from 
the Building Inspector on this project.   
 
The Building Inspector’s letter of denial for an addition was received on June 19, 2013.  This letter gives 
the following reason for denial:   

• The proposed second floor addition constituted an expansion of the non-conforming structure as 
to area. 

• The enclosing of the front porch also constitutes an expansion of a non-conforming structure, as 
to area. 

This letter gives Mr. Schwandt the right to appeal the Building Inspector’s decision before the Zoning 
Board of Appeals. 

 
 
 

Other Business:    N/A 
 
 
 

Motion to Adjourn: Motion was made by Mr. Still and seconded by Mr. Colomello to adjourn the 
meeting at 8:45 PM.  All were in favor. 

 
 
 
 


