VILLAGE OF SPRING VALLEY

ZONING BOARD OF APPEALS

July 11, 2012

A Regular Meeting of Spring Valley Zoning Board of Appeals was held in the Board Room of the Village Offices on Wednesday, July 11, 2012.

PRESENT: 


Pat Caldwell, Chairwoman presiding

Members:


Eli Solomon- Absent











Martha Patrick





Moshe Hopstein





Jean Dormelas 





Asher Grossman (Alternate) 

Asst. Village Attorney:
Ed Katz 

Office Services Aide:

Reine Lamarre

Chairwoman Caldwell called the public meeting to order at 7:17 PM.

MINUTES OF JUNE 13, 2012

On a motion by Mr. Hopstein and seconded by Ms. Patrick, the Board voted unanimously to approve the minutes of June 13, 2012.

PUBLIC HEARING

PUBLIC HEARING:  SPRING VALLEY HOLIDAY INN EXPRESS/ DR. SAI, LLC.
Assistant Village Attorney, Ed Katz, read the Particulars. This is the application of Spring Valley Holiday Inn Express/ Dr. Sai, LLC.  The location is in the H.B. zone on the south side of Route 59, at its intersection with Pascack Road. The applicant seeks a variance to construct a 103-room hotel. The requested variances are to permit 103 rooms, whereas the code only permits 73. Mr. Katz stated that this application has previously appeared but did not go through with the requested variances. The applicant has gone before and gained approval from the Village Board and the Planning Board, subject to the approved variances through the Zoning Board. The only basic difference is changing from double rooms to single rooms. 
The applicant’s attorney, Mr. James D. Licata, 222 Route 59, Suffern, NY 10901 appeared and testified that this was the old Denny’s property that was approved for Harley Davidson; the foundation was built, and then they stopped. The property was sold and a hotel was proposed and approved in August 2010. The number of rooms has increased due to the change from suites to individual rooms. The variances expired. The application has gone back to the Planning Board and gained approval subject to the Zoning Board. The Village Board also granted an approval and made the commitment (that the Mayor insisted on) to begin construction within 90 days and hopefully have 
VILLAGE OF SPRING VALLEY

ZONING BOARD OF APPEALS

July 11, 2012

(2)
occupancy by next August. It is the same exact footprint as when Harley Davidson was approved. Chairwoman Caldwell referenced the County’s disapproval of the application 
on May 18, 2012. Mr. Katz explained that the County’s basic disapproval was due to the number of parking, however, a minimum of four votes was needed to override the County’s objection. On a motion by Mr. Hopstein and seconded by Ms. Patrick, the public hearing was closed. On a motion by Mr. Grossman and seconded by Mr. Hopstein the Board unanimously granted the requested variances 5:0.
               Mr. Hopstein                          Yes to approve;  has been before the Zoning        

                                                               Board in the past, it is a nice project, the Village   

                                                              can use more accommodations.
              Mr. Dormelus                         Yes to approve.
              Mr. Grossman                        Yes to approve.
  Ms. Patrick

             Yes to approve.

              Chairwoman Caldwell           Yes to approve, based upon the findings of the                          

                                                             attorney.

CONTINUATION OF A PUBLIC HEARING: 126 Maple Avenue/ Hatzlacha Supermarket

Assistant Village Attorney, Ed Katz, read the Particulars. This is the application for Hatzlacha Supermarket at 126 Maple Avenue, also known as 84 West Street. The location is in the R-2 zone on the east side of West Street, at its intersection with Maple Avenue. The applicant seeks a variance to place a sign closer to the property line than the Zoning Code permits. This matter appeared before the Board in June and the Board requested the exact placement of the sign.
Mr. Ryan Karben, 11 Tara Drive, Pomona, NY appeared as the applicant’s attorney. Unbeknownst to Mr. Karben a concrete pad was installed and would be difficult to move from its present location. Upon touring and observing nearby businesses, Mr. Karben concluded that the proposed sign is uniform to area business signs. Chairwoman Caldwell requested further recommendations from the Fire Department due to concerns of firefighting and equipment access. Mr. Karben testified that the sign isn’t in a location where it blocks the entrance or exit. The sign is located in the corner of the property. It would not block firefighting and equipment access. Lieutenant Justin Schwartz, Spring Valley Fire Department, 7 West Furman Place, testified that he had been previously informed the sign placement would be closer to the property’s entrance. Lieutenant proceeded to demonstrate the present configuration’s potential obstruction of access. Mr. Katz suggested the installation of additional parking spaces since the owner owns the adjacent property. Chairwoman Caldwell asked for a rough draft of the parking plan. Mr. Hopstein made the suggestion to calculate the height of the sign and the ladder trucks to determine if the sign would impede with the ladder.
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Mr. Karben insisted that the sign does not block access to anything. Parking is located all throughout the property’s perimeter. No one would park anywhere near the sign on the corner, and if necessary, there is plenty of room to fight a fire from the street. The Village Fire Inspector reviewed the plan and did not submit any objections; the Village Planning Consultant deemed it ready for fire access. Mr. Karben concluded by stating that there is no impediment whatsoever.
Chairwoman Caldwell asked for the requested information, and the application was continued to the August 8, 2012, ZBA meeting.
PUBLIC HEARING: 3 Marmen Place/ Marmen Place Corp.

The Village Attorney, Ed Katz read the Particulars. This is a continuation of a public hearing for the application of 3 Marmen Place/ Marmen Place Corp. The location is in the R-2 zone on the southwest side of Marmen Place, about 140 feet southeast of its intersection with Paiken Drive. The applicant seeks variances to convert a single-family dwelling into a two-family dwelling. The requested variances are: Lot Area: 10,000 square feet required, 6,897 square feet provided; Lot Width: 100 feet required, 65.16 feet provided; Side Yard: 15 feet required, 7 feet provided; Rear Yard: 20 feet required, 18 feet provided; Total Side Yard: 30 feet required, 17 feet provided; Street Frontage: 70 feet required, 66.68 feet provided.
Mr. Ryan Karben, 11 Tara Drive, Pomona, NY appeared as the applicant’s attorney. At the last ZBA meeting, the request was made for the applicant to provide the Board with an architectural rendering. Most of the variances are existing conditions. This is a permitted use in the R-2 zone. The dwelling is proportional to the lot dimension. Mr. Hopstein asked Mr. Karben if the parking layout was changed as discussed during the last meeting. Chairwoman Caldwell informed Mr. Karben that parking is non-negotiable and needs to be changed. Parking must be adjusted as defined during the last meeting, to which Mr. Karben agreed. Lieutenant Justin Schwartz, Spring Valley Fire Department, 7 West Furman Place, wanted clarification and assurance that this application would be approved for a two-family home and not a three-family home. Lt. Schwartz also wanted to be assured that parking would provide access for fire apparatus. Chairwoman Caldwell assured Lt. Schwartz that if construction is other than what was requested and granted, a stop order would be issued immediately.
On a motion by Mr. Grossman and seconded by Ms. Patrick, the public hearing was closed. On a motion by Mr. Hopstein and seconded by Mr. Grossman, the Board unanimously granted the requested variances 5:0, with the condition of realigning parking spot number 2  as previously stated by the Building Inspector, Walter Booker. Parking in the front yard variance is approved.
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               Mr. Hopstein                          Yes to approve; it will change neighborhood,       

                                                               make nicer, not excessive, and makes decent
                                                               sized home in the neighborhood.

              Mr. Dormelus                          Yes to approve.
              Mr. Grossman                         Yes to approve.
              Ms. Patrick                              Yes to approve.
              Chairwoman Caldwell            Yes to approve.
PUBLIC HEARING: 4 Blueberry Hill/ Congregation Noam Eliezer Skulem
Assistant Village Attorney, Ed Katz, read the Particulars.  This is the public hearing for 4 Blueberry Hill/ Congregation Noam Eliezer Skulem. The location is in the R-1 zone on the north side of Blueberry Hill Road, about 189 feet west of its intersection with Dr. Frank Road.
The Clerk informed the Board that the mailings and postings were not completed on this application. Mr. Ryan Karben, 11 Tara Drive, Pomona, NY, stated that the applicant’s mailing and posting for the Planning Board included the Zoning Board’s information. The public hearing was continued to the August 8, 2012, ZBA meeting.
PUBLIC HEARING: 10 Merrick Drive/ Strohli

Assistant Village Attorney, Ed Katz, read the Particulars. This is the public hearing for 10 Merrick Drive/ Strohli. The location is in the R-1 zone on the south side of Merrick Drive, about 325 feet west of its intersection with Union Road. The requested variances are: Side Yard: 15 feet required, 10 feet provided.
Nuchem Unger, 10 Merrick Drive, is the property’s tenant and appeared on behalf of the owner Yehida Strohli. The tenant wishes to add an addition onto the house for a Passover kitchen. Mr. Katz informed the board of a sign and notarized notice of consent from Mr. Strohli that is included in the applicant’s file. Lieutenant Justin Schwartz, Spring Valley Fire Department, 7 West Furman Street, wanted assurance that it is a one-family dwelling and not occupied by multiple tenants. Lt. Schwartz’s concern is with applicant’s amending their plans. On a motion by Mr. Hopstein and seconded by Mr. Dormelus, the public hearing was closed. On a motion by Mr. Grossman and seconded by Mr. Dormelus, the Board unanimously granted the requested variances 5:0. 
               Mr. Hopstein                            Yes to approve.                          

               Mr. Dormelus                          Yes to approve.                          

               Mr. Grossman                         Yes to approve.                          

               Ms. Patrick                              Yes to approve.                          

               Chairwoman Caldwell            Yes to approve.                          
Chairwoman Caldwell adjourned the public meeting at 8:15 pm. 
