




b. Board of Legislators.  Bunstone said the Board of Legislators adopted the County’s 2012 
budget, and congratulated Planning Staff for their involvement in the development of the 
North Country Regional Economic Development Strategy, which was awarded $103 million 
by the State of New York.  Welch added the region is now taking a more cohesive approach 
to community and economic development, and said the Friends of Higley Flow received 
funding to construct a multi-purpose building at the state park.  When asked which grants 
were awarded to the County, Larson said the County’s first-time homebuyer program was 
funded, but the proposed housing rehabilitation projects in the Village of Norwood and in the 
Town of Rossie were not. 

 
c. Staff Report.  Larson said a joint-meeting with the County Environmental Management 

Council has been scheduled for February, and staff are attempting to schedule a presentation 
by the Public Services Commission on Article X and how it will be implemented when 
reviewing commercial wind facilities.   

 
d. 2012 Work Program.  Larson said the Planning Board’s annual January retreat would be 

held in Grasse River Heritage’s Community Room at Rushton Place in Canton, and would 
include a tour of the building by John Gray.  Larson said the Planning Board would also hear 
a presentation on the Regional Economic Development Council’s Strategic Plan. 

 
Pfotenhauer arrived at 7:36 pm. 

 
 
III. Project Reviews (Continued) 
 

b. Full Reviews. 
 

i. Ogdensburg (C): Ritchie, site plan review for a donut shop between 533 and 611 Canton 
Street in the Moderate Density Residential (MDR) zone.  Pfotenhauer began the 
presentation by describing the property’s location, and identified adjacent land uses.  
Pfotenhauer said while restaurants are permitted in an adjacent Business zone, bakeries 
are not listed as a permitted use in the MDR or Business zone.  Pfotenhauer explained the 
property owner combined this lot with a larger adjoining lot that is in a Business zoning 
district, and the City reduced the minimum lot size requirement from 2 acres to 1 acre for 
properties that are divided by a zoning district in order for the smaller parcel to assume 
the zoning designation of the larger lot.  Despite this, Pfotenhauer said the City ZBA will 
need to do an interpretation to determine if bakeries are permitted in the MDR zone.  
Pfotenhauer said a more ideal process would have been to rezone the property and 
surrounding area from MDR into a business zone that permits bakeries, and the existing 
residences in the area would become legally non-conforming uses. 

 
Pfotenhauer began his analysis of the property.  Due to the existing building’s proximity 
to an adjacent residence, Pfotenhauer recommended the applicant construct a solid fence 
to separate the uses from one another.  Pfotenhauer also recommended any new lighting 
be downcast, dark-sky compliant, and directional; a pedestrian path from the sidewalk to 
the business entrance be delineated in the parking lot; snow that is plowed from the 
parking lot be removed from the property and not stored near the sidewalk; and the 
dumpster be relocated away from the residence and be screened.  Pfotenhauer 
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recommended the project be approved with conditions, and offered a non-binding 
comment suggesting the City Council conduct a comprehensive revision of its zoning 
code. 
 
Welch thanked Pfotenhauer for his thorough review, and said he would first ask Planning 
Board members to direct questions to staff first, then to direct questions to the applicant 
and property owner.  Murray said if the parking lot is full, delivery trucks and other 
vehicles will have to back out onto Canton Street when leaving the property, which could 
be dangerous.  Pfotenhauer confirmed for Mullaney that bakeries are permitted in other 
zoning districts in the city.  Pfotenhauer said properties from Canton Street to State Street 
were in the Residential-Business zone.  Welch asked for the purpose of the MDR zone.  
Pfotenhauer replied the zone accommodates single-family, two-family, and multi-family 
residential uses.  Jenison asked if parking was allowed on Canton Street.  Members of the 
Board replied the street is too narrow for on-street parking.  Davis said he was 
uncomfortable imposing conditions of approval for the bakery when other businesses 
previously operated at this location.  Welch responded the property doesn’t appear to be 
large enough to accommodate the proposed bakery. 
 
Welch asked if the applicant or property owner would like to say anything.  Dr. Michelle 
Harwood identified herself as the property owner and reviewed the zoning history of the 
property and surrounding neighborhood.  Dr. Harwood said she followed the City 
Planning Office’s suggestion, and spent time and money to combine this parcel with a 
larger adjacent lot in order to accommodate the proposed bakery.  Bunstone asked staff 
why snow storage was a concern since the property and a neighboring lot are both owned 
by Dr. Harwood.  Pfotenhauer said ownership changes over time, and the property should 
possess all the elements necessary to accommodate a proposed use.  Jenison said the 
referral should have been sent to the County Planning Board as a use variance. 
 
The applicant said the bakery will include a couple of tables with chairs for customers 
who would like a cup of coffee and a donut, but said he did not intend to operate the 
business as a dine-in restaurant.  Dr. Harwood said she understood City Planning staff 
consulted with the County Planning Office on the proposal.  Pfotenhauer said he was 
given a short amount of time to review the City Planning Office’s proposed options that 
would be presented to the City Council, and that did not constitute an official referral to 
the County.  Jenison asked Pfotenhauer to clarify two recommended conditions of 
approval: for the ZBA to do an interpretation and for the City Council to rezone the area 
from MDR into a Business zone.  A discussion ensued about whether the recommended 
rezoning should be imposed as a condition of approval.  Bunstone said if the ZBA 
determines bakeries are a permitted use, the conditions on the site plan should be 
imposed.  Matthews made a motion to approve with staff recommendations, Gazin 
seconded the motion. 
 
Pfotenhauer confirmed for Bellor that the recommended rezoning was to clean up the 
City’s planning process for this project.  Davis said the County Planning Board needs to 
let the applicant off the planning merry-go-round and move forward with the project.  
Davis said he didn’t support imposing a condition to rezone the property, and believed 
the applicant shouldn’t be taken to the woodshed for the City Planning Office’s actions.  
Jenison said when the City’s code enforcement and planning office accepted the 
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