VILLAGE OF SPRING VALLEY

PLANNING BOARD

MINUTES 

March 1, 2012
 SEQ CHAPTER \h \r 1A Regular Meeting of the Spring Valley Planning Board was held in the Board Room of the Village Offices on Thursday, March 1, 2012.

PRESENT:   Chairman Lorenzo Garner, presiding

Members: 




 

Freddie Crump, Vice Chair 

Sylvestre Georges Michel

Aaron Sternberg   

Levi Schwarz 

JoAnne Thompson (Absent)
Juan Carlos Fabbiani 

Asst. Village Attorney:          
   Edward Katz

Assoc. Planning Consultant:      Michael Kauker

Building Inspector:                    Walter Booker

Deputy Village Clerk:                Kathryn Ball

Chairman Lorenzo Garner called the meeting to order at 7:03 p.m.

Minutes
12/01/2011
On a motion by Mr. Crump and seconded by Mr. Sternberg, the Board voted to approve the minutes of 
December 1, 2011.

Minutes
01/05/2012

On a motion by Mr. Schwarz and seconded by Mr. Sternberg, the Board voted to approve the minutes of 

January 5, 2012.

Minutes
02/02/2012

On a motion by Mr. Fabbiani and seconded by Mr. Michel, the Board voted to approve the minutes of 

February 2, 2012.

Public Hearing

43 Bethune Boulevard/ Turner Gardens
The Public Hearing was opened and the clerk verified that all postings and mailings went out on the application.
James Licata, ESQ 222 Route 59 Suite 111 Suffern, NY 10901:
I am here with Mr. John Atzl, who is the engineering firm that prepared the plans and Mr. Singh who is the owner of the property. We received a Negative Declaration from this Board; we were referred to ZBA and Village Board.  We received our variances from the ZBA, and a Special Permit from the Village Board.  If you remember this is an 
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application of a residential neighborhood, this has an existing warehouse that has been here for many years and the application has been converted into 19 units of housing.  We are actually reducing the impervious surface by 1500 square feet and we are also reducing the footprint of the buildings by 30%, so the buildings are going to be smaller.  These buildings are actually bigger, and this shows the demolished area which will increase the landscaped area.  We proposed a playground, a concrete patio area where you can BBQ and have parties for the residents.  Mr. Kauker has made some comments, one of the comments had to do with eliminating a parking space, and we did eliminate that space in the new plan that was submitted to the Board.  We can go over Mr. Kauker’s letter, but that is all we have for right now. 

Chairman Garner:
I am going to go ahead and defer to Mr. Katz for any question or comments on the application.

Mr. Katz:
I have nothing to add.

Chairman Garner:

Mr. Kauker I would like to hear from you.

Mr. Kauker:

Two minor points in my previous memorandum, we had indicated that the applicant had the ingress and egress access markings reversed. We asked them to fix that, and I believe that they have done that on this plan.  The other issue was that they needed to provide detail for the dumpsters.  That was something that was not done on the recent submittal, but if the Board wishes if they choose to vote on the application, they can do so subject to providing details for the dumpsters. The other thing is if you could describe the landscaping in the front of the building. One thing I am looking for and I do not have a set of plans in front of me is to make sure that the landscape that has been provided in the front of the street is going to shield any vehicle spill over from the head lights onto the public street.

John Atzl, Atzl Scatassa and Zigler, we are the surveyor’s and engineers for the applicant.

Chairman Garner, asked Mr. Atzl to wait to be sworn in by the Clerk before he provided his testimony. 

John Atzl:
As shown on our landscaping plan that was submitted to the Board, it shows that we have placed junipers to shield the lighting from vehicle headlights from spilling onto the adjacent roadway.  We have also provided some shade trees along the islands.

Mr. Kauker:

That addressed my question.

Chairman Garner:

Mr. Kauker does that conclude your comments

Mr. Kauker: 

Yes that concludes my comments.
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Chairman Garner:

I will now entertain questions or comments from members of the Board at this time.

Mr. Sternberg:

The dumpster that Mr. Kauker had mentioned before has that been taken care of? Is that staying where it is?

Mr. Kauker:
Yes the dumpster locations were fine; we requested the applicant provide detail for the screening on the plan. Also to make that a condition of the approval, and before the Chairman signs the site plan I would check to make sure this was done.

Mr. Fabbiani:
Can you refresh my memory is this going to be rental or condominium?

Mr. Licata:

They are going to be rental. 

Mr. Fabbiani:
Can I suggest that additional lighting be placed in front of building, for security reasons.

Mr. Licata: 

That will not be a problem. You can make that a condition of approval to.

Chairman Garner:

Where is the additional lighting going to be placed?

Mr. Fabbiani:

I believe in front of building (A).

John Atzl: 

Yes that is correct, place one additional lighting fixture in front of building (A).

Chairman Garner:
Are there anymore questions or comments from members of the Board for the applicant at this time? Hearing none, Mr. Booker do you have anything to add on this application?

Mr. Booker: 

The only thing I have to add is to confirm that we have the traffic patterns. I spoke with the applicant today, and he confirmed that the entrance would be two way directional.

Mr. Atzl:
Yes everything is two ways the width of the isle is 26 feet, it meets fire code, and it meets the traditional two way traffic standards.

Mr. Booker:
That satisfied my question, I have no further comments.
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Chairman Garner:
If there are no further questions for the applicant, I am going to go ahead and defer to the public at this time.  I have already declared the public hearing open, so I am going to ask if there are any members of the public that wishes to speak on this application please come forward now. Hearing none, I will now entertain a motion to close the public hearing; this was so moved by Mr. Sternberg; and seconded by Mr. Schwarz, all in favor; all opposed the motion carries. 

The hearing was closed. Chairman Garner entered a motion to approve the site plan originally dated November 15, 2010, and last revised February 13, 2012. Subject to the applicant screening the dumpster and placing one additional lighting fixture in front of building (A), this was so moved by Mr. Schwarz and seconded by Mr. Crump, all in favor; all opposed the motion carries. 

Mr. Singh the owner of the property thanked the Planning Board for all their help, and for approving the project.

Preliminary Hearing

4 Blueberry Hill Road/Congregation Noam Skulen
Chairman Garner:
I believe you were here last month.

Mr. Booker:

This is the first appearance, the applicant did not show up last month and I do not believe Mr. Karben’s services were retained at that time.

Ryan Karben:

That would be correct.

Chairman Garner:

Can you please state your name and address for the record.

Ryan Karben, ESQ 11 Tara Drive Pomona, NY 10970:
I am here tonight on behalf of the applicant. Also here with me is Anthony Celentano who is the engineer on the project.  The proposal before you is to convert an existing single family dwelling located at 4 Blueberry Hill Road into a house of worship.  The applicant has set a map before you the site currently contains a two-story single family dwelling, as you know this is a permitted use in the R-1 zoning district. Variances will be required from the Zoning Board of Appeals.  This is a house of worship intended to serve the local community here in the Dr. Frank, Fox and Dana Road area.  We are not proposing to expand the building in any way; there will continue to be a single family use in one portions of the building and as well a synagogue in the other portion of the building.  Because this is going to be serving the immediate vicinity we will not be providing any parking spaces on the site.  We are intending to comply and conform to the existing residential character of the community. As you can see on the map before you there is an entrance provided to the synagogue on the northern side of the property which is through the rear, through the macadam walk.  All the renovations proposed are going to be to the interior of the building.  Because we do not know the trajectory of this project full architectural plans have not been prepared at this point. Because that would be pre-mature to first have full architectural plans, not knowing if the Zoning Board is going to grant our variances.  Or if this Board is going to look favorably on the use, but other than that it is a pretty straight forward application.
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Anthony Celentano, 31 Rosman Road Theills, NY 10984:
Just to reiterate a little bit on what Ryan, initially this house went in front of the building department as a single family dwelling it is a new house it was completed in September of 2011.  They would like to take the existing house and convert it to a local house of worship.  What they want to do is make 2,200 square feet of it the house of worship the rest of it would be the single family residence, which will be the Rabbi’s residence.  Like I said before it is a local residence so no one will be driving everyone will be walking.  What they are looking for tonight is a referral to the Zoning Board of Appeals to get the variances in order to have a local house of worship.

Mr. Katz:
Seems to me we need to do SEQRA, so at this time Board needs to declare lead agency.  Other than I have nothing to add at this time.

Mr. Kauker:
I did prepare a report. I did have a couple of questions at this time, if you could just go over the square footage for the house of worship.

Anthony Celentano:
As shown on the bulk table, the parking requirements Number (2) the house of worship is 2, 200 square feet and the rest would be single family.  So if you take .53 times 10,000 it’s around 5,000 square feet total.  So a little bit more than half is for the residence and the rest is for the place of worship. 

Mr. Kauker:
I would have to double check the code; I thought that this was only going to be a house of worship.  I didn’t know that this was going to be a residence and house of worship.  But I do believe a residence is permitted as an accessory to a house of worship, so that means by definition it must be clearly incidental it is insubordinate. I don’t recall but I think the code may have some dimensional requirements with respect to percentages, so you may not need those percentages because it sounds like you’re about 50/50 but I would have to double check on that.

Ryan Karben: 

I don’t know if the code defines which use is subordinate to the other and this is not the only municipality that grapples with that. How do you define which is the more intense use? Obviously more people are using the synagogue, then the residence.  But square footage doesn’t necessarily determine under case law, which constitutes an accessory or primary use just for the record.

Mr. Kauker: 
I’ll look into it, because as I recall we dealt with an issue like this a number of years ago.  So I will just double check the code with respect to that.

Mr. Booker:
Would the distinction as to primary accessory be identified solely by square footage or frequency of use, because a house is all day, all the time, whereas the Synagogue may be used once a week.

Mr. Kauker:

From my recollection it actually referred to the size of the use, not the percentage. In any event from a SEQRA stand point the Board needs to declare lead agency tonight, obviously no action other than that be taken this 
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evening.  With respect to the application itself, they do need a number of variances so they need to be brought in front of the Z B A.  Obviously the Z B A cannot vote on anything until this Board issues a negative declaration. 

Mr. Booker:
I don’t recall the dwelling itself having a basement. It is to my knowledge a two-story slab on grade.  And the place of worship actually does support services down in the basement, so the place of worship I believe is two-stories.

Anthony Celentano:
Once again they should provide some architectural.

Mr. Booker: 
Well their going to need them for the Zoning Board, they require it as part of the application.

Mr. Kauker: 
What I think you should do is request floor plans.

Ryan Karben:
We will request them from the client.

Chairman Garner:
I have a question for council. Would it be proper to go ahead and refer this to the Zoning Board of Appeals?

Mr. Katz:
The Board could refer the applicant to the Zoning Board if they wanted tonight, but the fact of the matter is that we don’t have enough information now.

Ryan Karben: 
We at least ask that the Board make its lead agency determination tonight.

Chairman Garner:
Ok that’s what we are prepared to do tonight.  If there is no other further discussion I’m going to go ahead and move that we declare our self lead agency in regards to this application do I have a motion to that effect, so moved by Mr. Schwarz; and seconded by Mr. Michel, all in favor; all opposed the motion carries. 

Anthony Celentano:
So next month you would like to see architectural plans?
Chairman Garner: 

Yes.

Preliminary Hearing 

113 Harriet Tubman Way
Ryan Karben, ESQ 11 Tara Drive Pomona, NY 10970:
This proposal is for a two lot subdivision, it’s a long skinny lot which fronts both on West Street also know as 
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Harriet Tubman way, and on Paiken Drive.  The proposals is to bi-sect the lot in the middle and have a dwelling on lot one with a driveway going out onto Pakien Drive, and a driveway on lot two going out to West Street.  If you look at the vicinity map you have a huge variety of lot sizes in the neighborhood here stretching between Marmen, crossing Maple, going into West Collins and North Cole.  You have commercial uses in the area, you have industrial uses in the area, you have churches in the area, and you have multi-family and single family housing in this area.  So there is nothing that is virtually not permitted in the Spring Valley zoning code which you do not find within 500 feet to a 1000 feet of this particular property.  Each of the proposed dwellings will have a garage, you can also see proposed walks have been shown.  On page two of the map, you see Mr. Celentano has provided in terms of the dry wells in order to comply with the Village’s requirements of zero net runoff, and the bulk table references variances that are required as well.  As you know we have seen in this neighborhood a huge amount of re-development a lot of the older homes have been rehabilitated into newer homes.  You just have to drive down Twin and West and you will see all that is going on which has really been beautifying that particular neighborhood of the Village which is need of a face lift, in order to preserve its diversity.  I think it is important not to over burden any of the streets here, which is why rather than constructing a building or multi-family dwellings and centering it in the middle of the lot, we are going with the single family home concept.

Mr. Katz: 

What you are asking for is a two lot sub division without any approvals for another home on here. Now one home is already existing that doesn’t need any approvals and the other one you’re not ready to go a head with.

Ryan Karben:
That is correct Mr. Katz.
Mr. Booker: 
Can we clarify something here? Because it seems like they want to take the old building down, and build a new one.

Mr. Katz:
They did mention that.

Ryan Karben:
It is an option which would be available to the applicant; the applicant is not going to be obligated to. A lot of this has to deal with the market conditions and the appropriate time.  Obviously if we were going to tear down the old house and build, this Village has time limits on its approvals and we need to do that in a certain time frame.

Chairman Garner: 
Mr. Kauker I would like to hear from you.
Mr. Kauker:
We only did a preliminary review on this application, we did not submit a memo we just received the information, but I did have a chance to look it over.  So what the Board can do from a SEQRA stand point is declare lead agency tonight.  But that is all that you can move forward with right now.
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Chairman Garner: 
I’m going to go ahead and move that we declare our self lead agency in regards to this application do I have a motion to that effect, so moved by Mr. Schwarz; and seconded by Mr. Sternberg, all in favor; all opposed the motion carries. 

As there was no further business to come before this Board, on a motion by Mr. Schwarz and seconded by Mr. Fabbiani the Planning Board unanimously voted to adjourn the meeting 7:45 p.m.

