VILLAGE OF TIVOLI
PLANNING BOARD AGENDA

MARCH 23, 2026

Call to Order:

e Approval of Minutes: March 9, 2026 Meeting

Review of New Business

e 73 Broadway — Parcel ID 6175-18-464057
Proposed cafe, theatre, and educational space

Review of Old Business:

e Public Hearing for 47 Montgomery Street- Parcel ID 6174-06-494901-0000
Proposed shed construction

Adjourn:






VILLAGE OF TIVOLI
PLANNING BOARD
MARCH 9, 2026

MEETING MINUTES

Call to Order

The meeting was called to order by Deputy Chairman Andrew Tejerina at 7:01 PM at the Historic Watts
dePeyster Village Hall, in the Schoenborn Meeting Room.

The following members were present: Andrew Tejerina, Pamela Morin, Miles Sweeny, Wendy Hansen, Donna
Matthews, Village Planner Adriana Beltrani, Clerk Kris Cleaveland

The following members of the public were also present: Amelia Legare, George Smith, Michele Greig, Gillian
Arthur, Susan G. Ezrati, Sally Roth, Phillip Zemke, Bessina Harrar

The following members were absent: Chairperson Lisa Schwarzbaum
Old Business

The first order of business was the approval of minutes provided to the board by Clerk Bonnie Day from the
October 27, 2025 meeting. On a motion by Wendy Hansen, seconded by Donna Matthews, the board
approved the minutes as presented. All in favor. Motion carried.

New Business

The second order of business was the proposed shed construction at 47 Montgomery Street, Parcel ID 134803-
6174-06-494901-0000, by applicants George Smith and Amelia Legare, who co-own the property. The
applicants seek to construct a 14’ x 32’ (448 sq ft), 1 % story accessory structure on a level bed of gravel in the
northeast section of their property. This structure is to be incidental to the use of the single-family dwelling,
and to provide storage space as well as to serve as a personal woodworking studio and art studio. Smith stated
that he is restoring the house and plans to build an addition on the rear of the house. The applicants do not
have an attic in the single-family dwelling on the parcel and little storage space, hence their desire for auxiliary

storage.

Smith described the proposed shed as consisting of native pine sourced from Ghent, New York with a post and
beam structure with 4x8" ceiling joists. There will be 2x10” tongue-in-groove pine plank flooring with 1x12”
white pine clapboard siding. The windows will contain old glass to give the shed a historic look. The south side
dormer on the building is utilitarian as well as aesthetic, as the applicant described it would be the ideal entry
for maneuvering furniture inside to be stored in the second story of the shed.

Legare owns a nursery in the town of Red Hook and has brought this knowledge to the choices of the proposed
plantings for the property. Leatherleaf viburnum, while one of few the non-native choices among the others,
was chosen because it has an evergreen quality, as the leaves stay green through the fall and winter months.






Legare desires to create a mixed hedgerow of native plants like chokeberry and elderberry but the regulations
from the Village Code require evergreen plants to be incorporated into such plantings.

Deputy Chairman Tejerina asked the applicants about any proposed lighting as there wasn’t any indicated on
the sketch plan. Smith stated the light will be a gooseneck, low wattage, downward facing light above the
doorway. The board asked that the applicants send specifications of the lighting and include it on the sketch of
the front of the proposed shed for the next meeting. The Planner suggested that the applicant get a
professional survey of the property completed but that it was at the board’s discretion whether or not to
require the survey from the applicant.

The discussion then turned to the relationship the applicants have with their neighbors. The neighbors to the
south are Legare’s parents and to the north is Michele Greig. Initially, conversations about the project were
encouraging but Greig eventually became concerned with the project and its adverse potential effects on her
primroses. Greig and a few others have submitted comments to the Deputy Chairman about their concerns
which have been printed and submitted to the clerk at the time of the meeting. Legare stated that she wants
the situation to be amicable but wants to support her partner in his needs for a home workshop.

The BIZEO granted the couple a building permit on October 3, 2025 but did not refer them to the Planning
Board. The proposed accessory structure meets the bulk regulations for the Historic Overlay District as the
footprint is 447 sq ft (750 sq ft allowable) with a total building size of 894 sq ft (with 1,300 sq ft allowable). The
aesthetic design of the proposed shed meets the Tivoli Pattern Book requirements.

Due to the concerns from a neighbor and the public, the board decided to set a date for a public hearing. On a
motion by Pamela Morin, seconded by Donna Matthews, the board set the date for the public hearing on
March 23, 2026 at 7:00 PM at the Historic Watts dePeyster Village Hall, in the Schoenborn Meeting Room,
third floor, 86 Broadway, Tivoli, New York. The board will attempt to complete site visits to the applicant and to
Michele Greig ahead of the public hearing.

Adjourn

On a motion by Donna Matthews, seconded by Pamela Morin, the board adjourned the meeting at 7:30 PM.

Respectfully submitted,

Kris Cleaveland

Planning and Zoning Secretary






73 Broadway proposed café, theatre, education space






VILLAGE OF TIVOLI
HISTORIC WATTS DEPEYSTER HALL ~ TIVOLL, NY 12583

«  Planning Department

Office: 845.757.2021 ~ Fax: 845.757.5416
Email: villagehall@tivoliny.org ~ Web: www.tivoliny.org

Application For Site Plan Review and Approval and/or Special Permit

Note: Please refer to the site plan and/or special permit checklists for a description of the submission
requirements and to the fee schedule for a list of applicable fees and required escrow deposits.
Incomplete applications will not be processed.

Planning Board review will require a minimum of two Planning Board meetings and a public hearing.

In order to be considered as an agenda item, a complete submission must be received not less than ten
(10) calendar days prior to a scheduled Planning Board meeting.

Prior to submitting an initial application, prospective applicants should contact the Planning Board staff
at (845) 757-2021 or via e-mail at villagehall@tivoliny.ora. The Planning Board encourages
pre-submission conceptual presentations, where appropriate.
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Office: 845.757.2021 ~ Fax: 845.757.54106
Email: villagehall@tivoliny.org ~ Web: www livoliny.org

Application For Site Plan Review and Approval and/or Special Permit
Please Type or Print
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NARRATIVE PROPOSAL FOR SITE USAGE PERMIT: 73 BROADWAY

Submitted to the Village of Tivoli Planning Board
Theater & Educational Arts Program — Building Site Usage Application

Project Overview

Merrythought Theater is a 501-¢3 Non-Profit Organization dedicated to fostering a love for
the arts. We respectfully submit this narrative proposal to the Village of Tivoli Planning
Board in application for a site usage permit at 73 Broadway to establish a theater and
educational arts center. This facility is envisioned as a vital community resource — a
welcoming and professionally operated program dedicated to the performing and visual arts,
outdoor recreation, enrichment, education, and public assembly. Our program aims to serve
residents of Tivoli and the surrounding Hudson Valley region of all ages, with particular
- emphasis on youth engagement, lifelong learning, and community cultural gathering.

Mission & Programming

The mission of Merrythought is to provide accessible, high-quality arts education and live
performance experiences that enrich the cultural and civic fabric of Tivoli. The facility will
operate as both a working theater and an active educational program, with resources for
afterschool and summer enrichment. Programming will include theatrical productions,
musical performances, dance, and multi-disciplinary arts workshops held in the evening to
serve working families and the broader public. During daytime hours, structured enrichment
classes in the dramatic and visual arts, music, movement, and creative writing will be offered.
The outdoor grounds will be thoughtfully maintained to support recreational activities,
nature-based learning, and informal community enjoyment. Public assembly events —
including lectures, community forums, and seasonal celebrations — will further anchor the
site as a shared civic space.

Staffing & Hours of Operation

The program will begin with employing six qualified teachers and arts educators who will
lead instruction, facilitate workshops, and coordinate public programming. Staff will bring
expertise across disciplines including theater direction, music education, visual arts, nature
exploration, and curriculum development. Regular daytime hours of operation will be
Monday through Friday, between 9am and 4:00 p.m. In addition, the facility will host
evening performances, workshops, and presentations on a scheduled basis throughout the
year. All evening events will adhere to local noise ordinances and will conclude at a
reasonable hour in keeping with community standards. The organization is committed to






responsible and transparent operations, maintaining open communication with neighbors
and village officials.

Site Description & Parking

73 Broadway is well-suited for a performance theater, classroom studios, rehearsal hall, and
administrative offices. The surrounding grounds offer shared greenspace for recreational use
and seasonal activities. On-site off street parking is available and has been assessed to
comfortably accommodate the volume of visitors expected during both daytime educational
sessions and evening public events. A detailed building site map, including parking layout,
access routes, egresses, bathrooms, outdoor use areas, and facility floor plan, is included with
this application for the Board's review.

Community Benefit & Closing Statement

We believe that through our mission, 73 Broadway can a meaningful and positive addition to
the Village of Tivoli. It will create increasing opportunity for professional employment for
educators, internships for youth, provide accessible cultural and enrichment programming
for the community, activate an underutilized site with vibrant and purposeful use, and
contribute to the village's identity as a center of arts and culture in the Hudson Valley. We
are eager to work collaboratively with the Planning Board to address any questions, concerns,
or conditions that may arise in the review process, and we welcome the opportunity to
present this proposal in person. Thank you for your time and consideration.

Please reach me with any questions,

Warmly,

Maya Lawson, Artistic Director & Co-Founder, Merrythought

Reép eEth!Iy submiﬁed,

Applicant Name / Organization
Date: 3//3 [ 24

17—
Contact: 'A/]a/;yq [WS:&;__, /3/9 60’5" ggﬁy







Application Checklist

Applicants Initials

L

v
v

Completed Application Form (Signed original and 7 copies)
Environmental Assessment Form (EAF) (Short or full)

Narrative which explains the nature of the proposed use. Narrative should include the type of business
or project, number of employees, residents, or visitors, hours of operation, expected impact on traffic,
neighborhood, parking requirements, and/or land etc. (Original and 7 copies)

Preliminary site plan which demonstrates the overall site layout and building locations, parking areas,

“access and egress locations, setbacks and buffer areas, lighting, landscaping, signage, and the location

and extent of existing development on adjacent parcels (Original and 7 copies)

Preliminary building plans and elevations illustrating proposed building construction and alteration,
including an indication of exterior materials, textures, and colors. (Original and 7 copies)

Application fee in accordance with published fee schedule

Initial escrow deposit in accordance with published fee schedule. (Depending on the complexity of the
project, additional escrow may be required to cover consultants’ fees.)

Certification

I, the undersigned, do of my own personal knowledge certify that the above information has been provided in

Support of the referenced application.

Printed name: /%Mﬁ ZAW»;”% Date: 3//37/ 2/@

Signature: U/)}Qﬁff

Applicants may contact the Planning Board via the Planning Secretary at (845) 757-2021 or via email at

deputyclerk@tivoliny.org regarding procedural questions or scheduling.




VILLAGE OF TIVOLI
HISTORIC WATTS DEPEYSTER HALL
P.O. BOX 397 | 86 BROADWAY

TIVOLI, NEW YORK 12583

CLERK@TIVOLINY.ORG

(845) 757-2021

SPECIAL PERMIT PROCEDURE AND CHECKLIST

APPLICANT NAME:

LOCATION OF PROJECT:

Introduction to Procedure

Application for special permit is made in accordance with Article V of Local Law 231 (Zoning Code) of the
Village of Tivoli. The application must be initially presented to the Planning Board at a regularly scheduled
workshop meeting. In order to be considered for a meeting agenda, a complete application package must be
received by the Village Clerk, including any applicable fees, at least 10 calendar days before such meeting. A
complete package must consist of each of the items listed below unless expressly waived by the Planning
Board at the workshop. Incomplete applications will not be processed.

At the initial workshop, the Planning Board may request that the applicant submit additional information in
support of the application before their formal review and acceptance/ rejection at the meeting. The Board
encourages pre-submission conceptual discussions, where appropriate.

Applicants, or their representatives, should review Section 231-23, 231-26, and 231-38 of the Zoning Code
governing the special permit application procedure, as revised by Local Law 1 of 2009, as well as any other
Code provisions pertinent to their application. As required by the Zoning Code, the Planning Board must
conduct a public hearing on every special permit application within 45 days after its formal acceptance of a
complete application. The Planning Board may refer the application to its consultants and any expenses
incurred in connection with such reviews may be charged to the applicant. The Planning Board may also be
required to refer the application to other Village departments or committees, other municipalities, the
Dutchess County Department of Planning, and/or various state agencies. A resolution setting forth the
Planning Board’s decision on the application will be e-mailed to the applicant at the conclusion of the process.
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& Outlook

73 Broadway

From Treasurer <treasurer@tivoliny.org>

Date Fri3/13/2026 4:.02 PM

To  Building Dept <bizeo@tivoliny.org>

Cc Lisa Schwarzbaum <tivolilisal@gmail.com>; Clerk <clerk@tivoliny.org>

0 1 attachment (167 KB)
73BroadwayMaya.pdf;

Danielle,

Attached is a site plan application for 73 Broadway. (The church)

Maya paid $300 Escrow and $300 Planning Board fee. ( JoeKed 10 Ve go}@}
Maya will follow up with Kris on Monday.

| asked and Maya said she had not met with the Building Department yet... so | am sharing this info with
all of you.

She was very lovely and appreciates any guidance as she navigates this proposal.

Bonnie






47 Montgomery Street Proposed Shed

Public Hearing






Letters against the proposed shed






a Outlook

Letter for the Planning Board regarding 47 Montgomery St. proposed shed

From Bettina Mueller <bettina@amacord.com>
Date Wed 03/11/2026 9:50 AM
To  Clerk <clerk@tivoliny.org>

For the Planning Board,

| understand that 47 Montgomery St. is proposing to build on the northeast edge of it's property a
building 32 feet long and 18 feet high that would overlook Michele Grieg's property. This would
effectively block her lower garden from the sun and would negatively impact her garden.

As you may know, Michele has spent years developing that back garden area with Japanese primrose
and native ferns. Her property is difficult to landscape as it swoops down a hill with neighbor buildings
on either side but she has utilized the landscape and the existing light and shade to her garden's
advantage.

Literally, with her bare hands (she never wears gloves,) she has created one of the most interesting
gardens, in my opinion, in Dutchess County. The Japanese Primrose which are hard to grow, have
spread into the hundreds on her back slope and this garden may even rival the Primrose areas at
Innisfree Garden in Millbrook.

A towering building on the berm overlooking her property will cast deep shade onto her lower garden
and will impact the growth and sustainability of that garden, which in my mind, is a hidden gem in
Tivoli.

| would appeal to the good sense of the Planning Board to look for alternatives to this building. | see
on the property map of Tivoli that there is space on the southern edge of 47 Montgomery which
would not impact Michele's property at all.

Thank you for your consideration.

Bettina Mueller

Bettina Mueller

The System Internet Marketing
PO Box 145

Tivoli, NY 12583

845-757-5837






a Outlook

Support for the Garden at 45 Montgomery St

From Sophie Su <sophienesss@gmail.com>
Date Wed 03/11/2026 10:07 AM
To  Clerk <clerk@tivoliny.org>

Dear Members of the Planning Board,

| am writing to express my support for my neighbor, Michele, regarding the concern around the
proposed construction of an 32x18-foot high building on the property to her south.

Michele has dedicated an incredible amount of time, labor, and passion into cultivating a truly
remarkable garden. It is more than just a hobby; it is a centerpiece of their home. It is also a beautiful
asset to our neighborhood that brings a great deal of pleasure to those of us who live nearby.

| am concerned that a structure of this size will block the essential southern sunlight and permanently
change this garden. | hope the Board will consider these impacts and protect the integrity of a space
that contributes so much to the character of our street.

Thank you for your consideration.
Best regards,
Sophie

11 Spring St






m Outlook

Letter for the Village Clerk regarding 47 Montgomery St. building permit

From Lori Lovejoy Fletcher <lorilovefletcher@gmail.com>
Date Thu 03/12/2026 9:09 AM

To Clerk <clerk@tivoliny.org>

Cc  Michele Robinson Greig <greig@hvc.rr.com>

Dear Village Clerk,

I live at 46 Montgomery Street, across the street from 47 Montgomery and Michele Greig at 45. I have known
Michele as a neighbor, and a good friend, for six and a half years now. One of the first things I learned about her
was how much she loved her garden and the practice of gardening. I work as a professional gardener and have
worked with Michele both as a friend, and a client. I can honestly say that I have not worked with anyone who
comes close to Michele’s knowledge, love and dedication to her garden.

When Michele told me about the proposed accessory building for 47 Montgomery I was surprised. It seems like
such a large building in an awkward space. Even from my perspective across the street, it looks as though the
building will turn the property line into one large unit. I imagine for Michele it will feel like a towering wall that
will block sun from her beloved garden, as well as take a sense of privacy from her. Though the proposed garden
design for 47 Montgomery is beautiful, some of the shrubs that are meant to hide the building could reach 24
feet in height, which will end up shading out more of Michele’s garden. In addition, I don’t think the plantings
will ever accomplish a sense of privacy that Michele will need to feel comfortable in her yard.

I truly hope there are alternatives to the proposed building size and/or site, that will take both Michele’s garden
and sense of privacy into consideration.

Sincerely,

Lori Lovejoy Fletcher
46 Montgomery Street
Tivoli, NY






a Outlook

Fwd: Tivoli Planning Board

From Sally Roth <salrth15@gmail.com>
Date Wed 03/11/2026 12:59 PM
To Clerk <clerk@tivoliny.org>

---------- Forwarded message ---------

From: Sally Roth <salrth15@gmail.com>

Date: Sun, Mar 8, 2026 at 9:32 PM

Subject: Fwd: Tivoli Planning Board

To: Lisa Schwarzbaum <lisa.schwarzbaum@gmail.com>, <andrew.tejerina@gmail.com>

—————————— Forwarded message ---------
From: Sally Roth <salrth15@gmail.com>
Date: Sun, Mar 8, 2026 at 6:38 PM
Subject: Tivoli Planning Board

To: Sally Roth <salrth15@gmail.com>

To the members of the Tivoli planning board committee:

Though a frequent and regular visitor to Tivoli | do not live in the town and am
writing as a concerned friend of Michele's and fellow gardener.

| feel strongly about the shed proposal made by her new neighbors to her north and
would respectfully like to raise my concerns. | have watched Michele put her blood,
sweat and tears (and significant dollars) into her extraordinary garden over the years.
She's labored over how to design and plant on her challenging property spending
years on developing her garden on the north perimeter of her yard that is on a tricky
slope. The result has been remarkable and the envy of many a gardener.

| can't speak to the questions of zoning law, but | do question the placement and size
of this "shed" and the plantings outlined around it that can grow up to 12 feet. From
what | understand, it will significantly shade the garden described above altering
what can grow and thrive there. In addition, the proposed building will produce a



substantial visual 32' wall negatively transforming the beauty and serenity Michele
has worked so hard to achieve.

It does appear that there are other options for placement and or size of this shed that
could meet the needs of her neighbors and preserve the integrity and spendor of
Michele's garden.

| hope an alternative that would serve all parties can be found and thank you for your
consideration.

Sally Roth



Susan Ezrati
120 North Rd
Tivoli, NY 12583
March 4, 2026

Tivoli Planning Board
Watts de Peyster Hall

Tivoli NY 12583
Dear Planning Board

| am writing to comment on an application from 47 Montgomery Street for permission to
erect a structure behind the primary residence.

The relationship between the two buildings is important. The accessory building needs to
be visibly subordinate to the primary building in height, length and overall size. When many
of the zoning regulations were created, a survey of the existing stock was taken and that
proportionality was a common thread.

The proposed building will be out of character with other properties both because of its
height, its placement on the property, and its overall size.

| would recommend that the building be reduced in size to be about % of the house size and
that the height of the building be visibly lower than proposed. | also suggest thatit be cited
on the south side of the property where the terrain is flat and there is access via a driveway.

Placing a structure as proposed on the north side of the building will exaggerate its height
because the neighboring property drops significantly on the north side of the building.
Placing it on the “flat” side of the property will diminish the impact of its height.

Please take sometime to look at other properties nearby. You will note that visible
distinction between the primary residence and the auxiliary building is esthetically
important.

Yours,

Susan Ezrati






Michele Greig
45 Montgomery Street
Tivoli, NY 12583

March 4, 2026

Village of Tivoli Planning Board
86 Broadway, PO Box 397
Tivoli, NY 12583

Re: Site Plan Application—47 Montgomery Street
Dear Chair Schwarzbaum and Members of the Planning Board:

I appreciate the Planning Board’s time and careful review of this application. I am writing as the
adjacent property owner regarding the proposed accessory structure along my southern property

boundary.

My comments concern the size, location, and intended use of the structure as currently proposed,
and its relationship to applicable zoning standards and adjoining properties.

Under the Village Zoning Law, accessory uses must be customarily incidental and subordinate to
the principal use on the property. Here, the proposed principal use is a single-family dwelling.
Based on the information currently before the Board, it is not clear that the proposed accessory
structure would be incidental to a residential use in either size or function.

The comments below address three primary issues:
(1) Whether the proposed structure complies with the accessory use area limitation;
(2) Whether the proposed use is customarily incidental to residential use; and

(3) Site plan considerations, including building location, scale, height, and impacts on
adjoining properties.

The letter also identifies potential alternative siting or design approaches for the Board’s
consideration.

1. Limitation on Accessory Use Area

The Village Zoning Law limits the floor area that may be devoted to accessory uses on a lot to no
more than 25% of the above-ground floor area of the principal building, thereby ensuring that
such uses remain clearly subordinate in scale to the principal use.

Based on the approximately 1,232 square feet of above-ground floor area in the principal
building,! the maximum floor area permitted for accessory uses on the lot is approximately 308
square feet.

The proposed one-and-a-half-story accessory structure, at approximately 896 square feet,2 would
be nearly three times the maximum allowable area.

1 According to Parcel Access.
2 As defined by the Zoning Law.
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