VILLAGE OF SPRING VALLEY

PLANNING BOARD OF APPEALS

February 7, 2013

A Regular Meeting of Spring Valley Planning Board of Appeals was held in the Board Room of the Village Offices on Thursday, February 7, 2013 at 7:00 P.M.

PRESENT: 


Lorenzo Garner, Chairman 

Members:


Freddie Crump, Vice Chair










Aaron Sternberg - absent





Levi Schwarz - absent





Sylvestre Goerges Michel 





JoAnne Thompson

Asst. Village Attorney:
Edward Katz, Esq.

Assoc. Planning Consultant:   Michael Kauker

Building Inspector:

Walter Booker 

Office Service Aide:

Marshley Leroy

Lorenzo Garner, Chairman called the meeting to order at 7:14 PM

Item 3: Approval of Minutes
On a motion so moved by Ms. Thompson and seconded by Mr. Crump 

The October 4, 2012 minutes were approved.

On a motion so moved by Mr. Crump and seconded by Mr. Michel
The December 6, 2012 minutes were approved.

On a motion so moved by Mr. Crump and seconded by Ms. Thompson
The January 3, 2013 minutes were approved.

Item 8: Public Hearing: BROOKWAY ESTATES, LLC
Chairman Garner

I would like to offer my apologies to those waiting for the public hearing of Brookway Estates. Please accept my sincere apologies.

The application is adjourned to next month due to a lack of the majority of board members.
Item 10: Continuation of Preliminary Hearing: 10 COLLINS REALTY, LLC
This application is adjourned to the March meeting.

Item 4: Continuation of Public Hearing: United Talmudical Academy
Location: On the east side of South Madison Avenue 180 ft. north from the intersection of South Madison Avenue and Old Nyack Turnpike

Mr. Booker (Building Inspector)
U.T.A. will not be heard this afternoon. They wanted to hold off until they received Rockland County Planning’s comments.
Mr. Katz

The thirty days haven’t elapsed waiting for comments from the Rockland County Planning Dept. They asked to be put of to the March 7th meeting.

Lt. Justin Schwartz SV-FD 7 West Furman Place Spring Valley, NY 10977
First and foremost Mr. Chairman, I offer my condolences to you and your lost family members. I was under the impression that U.T.A. does not have the permits. Hopefully, they are going through the process of planning and zoning. I came to the attention of the Z.B.A. last month, that they did not have a plan. 

Lt. Justin Schwartz hands copies of expired permit to members of the Planning Board.

It is expired. During the whole time the permit was issued without the use of the Planning Board. The trailers and building are a part of it. I do not understand how the Building Dept. can issue a building permit without coming before you. They are circumventing this. Mr. Crump was on record saying move the trailers. Now, you cannot because they have permission. I need to understand the procedures at the Planning Board. The Z.B.A. then gives them the variances they were seeking. Rockland County Planning Board still has not given them permission. It is an unsafe condition and will continue to be so. In my opinion, the Building Dept. is patching things up. It is not the client’s fault. They were getting permission from the Building Dept. They must be approved by the Planning Board before the Building Dept. issues a permit. Am I correct?

Chairman Garner     
That is the way it should be.
Lt. Justin Schwartz

This may not be the right forum to discuss. If there was a mistake wait, let us correct it elsewhere, but if in fact this is the original permit, then I am speechless. I am sorry to waste your time to come in here, but why are you as the Planning Board having these issues? This is inherent of a problem that necessarily did not have to be. I just want to bring it to your attention. 

Mr. Booker

There are continued characterization made in order to villanize the Building Dept. because, from what I have heard and understand, there is a push for me to lose my job. Certain people do not want me to have my job for whatever reason. People must learn the procedure and protocol when it comes to when things need a permit or if they need to go to the Planning Board. There are certain triggers. There is nothing underhanded going on here. A permit was issued for office trailers, which transformed into classroom trailers. We advised them to go to the board to make it legal. They have the constitutional right to appeal. There was a permit issued that cleared to affirm to level the floor of the auditorium. U.T.A. took it upon themselves to go beyond the scope of the permit which caused a ceiling collapse.  This caused everyone to rush in and make accusations. If anyone would like to get educated, please come to my office. It is not as black and white as some people may try to depict it. There are many subtle nuances, many professionals will tell you. There are no singular answers. Every application is different and so are the various changes to answers we make and are making. I am frustrated by these allegations simply because it leaves us stagnant. I want to change things here and get work done. What is going on in Spring Valley certainly has not happened over night. We are trying to patch up, keep people honest, and make sure people are following the rules. The fact these people are coming to the board means they are making the correct legal efforts. Let us get back to business. The application is here, the permit is issued for something no being, and let us make it correct. 

Chairman Garner

I was of the understanding that the trailers were put there under the notion that they would be used for storage. 

Mr. Booker

That is exactly right.     
Chairman Garner

A permit was issued based on that notion.

Mr. Booker

This was based on accessory use. Then it turns into a second and third principle. That triggers site plan approval. This is why they are here. They were advised when they had adequate site plan approval for the auditorium conversion to include everything they had done historically without approvals. They wrapped it up in one application. 

Chairman Garner

Right. So that everyone knows, when we issue permits and sign off on them to get applications started, there are many things that can happen in between that time. People do things to undermine what we originally approve. After we approve, it is up to the applicant to follow through honestly. The only way for us to find out is to get public complaints. The most horrible thing is if it is unsafe because that could result in harm and catastrophe. Though we do our best to, we cannot catch it all.
Mr. Booker

To keep this thing moving forward, there have been questions that have been raised. Manny Carmona issued it. I can have him come and speak on the issuance of the permit and address any doubts you may have. 

Mr. Katz

I do not think this discussion pertains to what this board is supposed to be doing at this point. This board should be judging whether or not to give them site plan approval. The applicant has said the Rockland County Planning Dept. has not commented on the revised plans yet. They asked to be adjourned. Some chose to speak without the applicant here, but I do advise to wait until next month’s meeting so your concerns can be addressed. 

Chairman Garner

We will do that Mr. Katz. I do think it is imperative that we educate the public as well as commit to the tasks at hand.  
The public hearing was adjourned to the March meeting, awaiting review from the Rockland County Planning Dept.
Item 5: Public Hearing: Evangelical Christian Church of CMA / Ronet Germain
Location: On the north side of Furman Place about 25 feet west of its intersection with North Main Street.

Ryan Karben 11 Tara Drive Pomona, NY 10970 (Attorney for the Applicant)
I would like to start by giving a brief overview of the project. This project was established some years ago for a significant sized church. We appeared before this Planning Board. This Planning Board adopted a negative declaration pursuant to the State Environmental Quality Review Act. We concluded on a full record that the project as proposed does not have a significant environmental impact. We then referred this project to the Z.B.A. and the Village Board. The Z.B.A held a hearing which kept the matter open. It directed its counsel to make findings. Upon those findings the Z.B.A. denied the number of variances that were requested. I asked the applicant to adjust the plan. After six months of work by our engineering team and architect, we came back to this board with a revised plan that was substantially downsized. The church expanded the amount of parking and diminished the impact on the surrounding property. This board has also said we do not need to conduct a new S.E.Q.R.A. review or adopt a new negative declaration. The board already having found that the initial plan would not have a significant environmental impact. In the interest of efficiency, the board concluded that the smaller project would have even fewer impacts.  You referred us to the Zoning Board to renew our application. Upon consideration of our revised application, the Zoning Board granted almost all of the variances. We are here tonight seeking a final site plan approval for the smaller church. Before we explain the application in detail, I was advised by the village’s team that our application was missing a drainage analysis. Mr. Celentano submitted the drainage analysis at the time the original application commenced. 
Mr. Booker excuses himself momentarily.

Based on that, the board concluded its S.E.Q.R.A. review. There is no outstanding requirement for a drainage report. The original report was calculated with more impervious surface than the present proposal. The board has already reviewed the site intensely. There is no need for the church to undertake a new drainage analysis to conclude what you already know.  
Mr. Katz

If the church is going to be built smaller than the previous plan, maybe they do not need a new drainage report. What do you think Mr. Kauker?

Mr. Kauker

Mr. Booker actually stepped out to go check his files. In my file, I do not have the drainage. I do not recall having a copy of that. You must provide it to us. 

Ryan Karben, Esq.

Mr. Celentano has it in his office. We have been before these boards for two and a half years. We have been anticipating action before this board. We have worked in good faith. 

Mr. Booker returns.

Mr. Kauker

We could confirm when we have that analysis in the negative declaration. I typically prepare a negative declaration. I did not have it in my file.
Ryan Karben, Esq.

We could not have gone back to the Z.B.A. without a negative declaration. 

Mr. Kauker

If there are individual setback bearings, then you can go to the Zoning Board.

Ryan Karben, Esq.

We were referred by the Planning Board. We came here and presented.

Mr. Kauker
The Zoning Board can grant variances without a negative declaration, if there are setbacks.

Inaudible conversation between Mr. Booker and Mr. Kauker
Inaudible conversation between Mr. Karben and Mr. Celentano
Mr. Kauker

If what he says is accurate then there isn’t a need to do it. Truthfully, I do not recall a negative declaration or putting their drainage calculations on file. 

Mr. Katz excuses himself momentarily.
Ryan Karben, Esq.

I would like to take this time to put emphasis on the size of the project this board originally reviewed two years ago. We have reduced the size by 33%. We were able to expand the buffers for neighbors. The Village Board adopted a resolution which permitted church members to use the municipal parking lot. There is additional parking. We made it clear to the Zoning Board and this board. There were concerns from the Fire Dept. about its impact. Although I do not know if everyone was made happy, but I do know religious use is a presumed public benefit. The church has been patient and careful in dealing with the concerns of this ordinance and the public. 

Mr. Katz returns.
Ryan Karben, Esq.

The reduction of the project proves the efforts the church has made to ease the burden on the community and have exercised understanding between the boards of Spring Valley. It is distressing for these issues to spring up last minute. We were here for S.E.Q.R.A. analysis.  
Mr. Katz

It is not that you didn’t do it. It is just that we do not have it.

Ryan Karben, Esq.

I hope that you will be investigating the missing environmental determinations.

Mr. Katz

All he has to do is send one, if he has it.

Ryan Karben, Esq.

Not a problem

Mr. Kauker

To make the record clear, we have only issued two memorandums on this project. The first was August 31, 2011 and the second December 4, 2012. I believe the applicant has been before the Planning Board twice. Both of those documents indicate that the drainage information was not provided. Also, it indicates that the applicant should provide it.

Ryan Karben, Esq. 

Mr. Celentano will get that report to you immediately.

Mr. Katz 
I do not see why we cannot complete your presentation. If there is anything additional, the board can hear those who would like to speak and continue the application next month.
Ryan Karben, Esq. 

If the board would like to keep the hearing open, then I would like to adjourn it to next month.

Chairman Garner

We had no intention of closing the public hearing. Iti is our every intention to hear from the public at large.
Stephen Beckerle 3 Chestnut Street Spring Valley, NY 10977

The church has gone in the right direction in terms of seeking approval from the zoning and Planning Boards. I am glad that they have scaled back the church. If you look at the application, where they have set back in some areas they have expanded in other areas: front yard setback: 35 ft. required, 12.1 ft. provided; side yard: 20 ft. required, 10 ft. provided. These are worse. Though it is the right direction, it is still an encroachment: floor area ratio: 0.3 permitted, 0.47 requested. I do not think that is 30 %. It is better, but it is still bad. There is parking, access, and safety issues. This building does encroach on Beckerle Lumber’s property. It will devalue our property and a grievance can be expected because of such encroachment. There has been major issue at the Zoning Board. I implore you to read those minutes. The neighbors are not happy about this project. 
Lt. Justin Schwartz SV-FD 7 West Furman Place Spring Valley, NY 10977

I just want to echo Mr. Beckerle. The revisions are good. They could be better. The traffic problem has not gone away. We have problems getting our trucks and fire fighters in. It is also an issue getting our trucks out. There are delivery trucks on one side and double parking on that street. I am very concerned when weather is turbulent. I already cannot mobilize quickly enough.  
Awaiting drainage analysis, the public hearing will continue in the March meeting.

Item 9: Continuation of Preliminary Hearing: Valley Heights Apartments
Location: On the east side of Bethune Boulevard 0 ft. south from the intersection of Clinton Street and 12 Bethune Boulevard.
Ryan Karben 11 Tara Drive, Pomona, NY 10970 (Attorney for the Applicant)
To refresh your memory, this property has been many owned by many different entities for quite some time. Unfortunately, what has deterred a lot of people in the village is that the property is an eye sore. Mr. Booker and the Building Dept. have spent many years monitoring that site. There were problems with vagrancy at one point. Because the village is in a redevelopment process, it does provide the opportunity to transform buildings like this. We assure that we are taking the environmental and public responsibilities seriously. We did have a discussion the last time we were here. The matter was suggested to go to a CDRC review with the village. During the review, the applicant needed to provide a part 3 in response to questions raised in the environmental review. Mr. Celentano has provided that response. Hopefully, it has been shared with all the board members. It adequately addresses all the concerns of environmental impact on the site. What we ask for is that the Planning Board conclude the environmental review and accept the Part 3 prepared by Mr. Celentano. 
Anthony Celentano 31 Rosman Road, Thiells, NY 10984 (Engineer for the Applicant)
There was a concern about high groundwater. We did a test stashing the groundwater. We redesigned the drainage tube applied with the high groundwater. We replied to all Part 2 and 3 requests. We also redesigned the parking. As you know, we are here for an acceptance of Part 3, a negative declaration, and a referral to the Zoning Board. 

Chairman Garner

Explain what exactly you are going to do.

Mr. Celentano
This portion of the building we are going to move the third story. We are providing a parking lot with entrance and exit. The entrance is furthest from the intersection. In the rear, we provided a parking lot that can be accessed from Second Avenue. We will also have a recreation area in the rear as well. 

Mr. Kauker

In my memorandum are housekeeping items for the site plan discussed in detail. The applicant does need a referral to go to the Zoning Board for variances and the Village Board for a special permit. They provided us with all the documentation in order for you, the board, to refer them to both of those boards. The site was redesigned. We did have a few comments. One of the comments we had with respect to the circulation pattern, is that it should be reversed as it is proposed. Instead of vehicles making a left they would do it from the end of the parking lot. It would be safer and more efficient. Also in the design, the parking lots should be dimensioned. When I scale the aisle it is 11 ft. I do not know if it is large enough to accommodate the movement of vehicles. The applicant indicated 16 ft. but that should be indicated on the site plan. There are more, but I will not continue. I just ask that the applicant read my concerns related to the site plan before they return. We reviewed the Part 3 submitted by Mr. Celentano. We did prepare a negative declaration. With respect to the dumpster, we noticed it was on an adjacent property. Though the applicant owns that property, there should be some sort of provision that allows that to occur on this property. 

Ryan Karben, Esq.

We will comply with all of your planning consultant’s requirements for the final site plan application. The applicant has consented to change the traffic pattern and mark down what was suggested by the building inspector and planning consultant on the site plan. We will address our submission through Mr. Celentano.          
On a motion so moved by Mr. Crump and seconded by Mr. Michel
The Planning Board adopts a negative declaration.

Mr. Booker

You are the architectural review board as well. When we know the project has gelled after the Z.B.A. and prior to coming back here, they would give you some elevation so you could do both reviews at the final site plan stage. The project is still subject to change based on Village and Zoning Board reviews. If it goes through the Zoning Board established then it will not change too much. We would request subsequent to the Zoning Board review and approval before coming back to the Planning Board. 

On a motion so moved by Ms. Thompson and seconded by Mr. Michel
A referral to the Village Board for special permit consideration is granted.

On a motion so moved by Mr. Michel and seconded by Mr. Crump
A referral to the Zoning Board of Appeals for variances is granted.

Item 6: Public Hearing: SV Main / Main Street Crossings
Location: On the east side of North Main Street about 109 ft. south of its intersection with Dr. Berg Lane.

James Licata 222 Route 59 Suite 111 Suffern, NY 10901 (Attorney for the Applicant)
This project has been here before. Remember, this is an empty lot. It is in an urban renewal zone. Previously, we received from the Village Board a special permit and from the Zoning Board our variances. We hope to gain final site plan approval. It is 33 ft. wide by 145 ft. long. This is a rendition of what the property would look like. It is three levels on Main St. and a level behind to gain access from the rear. This small portion is a small commercial space about 540 sq. ft. The residential has 11 parking spaces. Mr. Kauker has prepared a report wanting to see the elevations.  
Mr. Kauker

We wanted to see some architectural renderings in elevation. As we noted initially in the previous plan, the applicant did submit a revised set of all variances that were granted and all were listed. They had revised the plan last week…inaudible… 

Mr. Booker

Are all the windows going east to west?

Mr. Licata, Esq.

Correct

Mr. Booker 
I am just asking because for future development others may build blocking your windows and render buildings of different heights. 
Mr. Kauker

It appears that the two sides are red brick. 

Mr. Licata, Esq.

Yes
Mr. Kauker

What is the material on the center of the building?
Mr. Licata, Esq. 

That portion is stucco.

On the bottom those are windows as well.

Ms. Thompson

We had talked before about stacked parking and whether or not it is permitted. Is that resolved?

Mr. Booker

Stacked parking is frowned upon.  It is up to the Zoning Board and this board to determine whether or not the six spaces are dictated or warranted. I do know that we have a municipal lot behind. I think our legal advisor could help decide whether or not provisions could be made for parking. 
Mr. Katz

They can park just as anyone else can park using the municipal lot. Any member of the public can use it. The Z. B.A. was aware of that. Part of the reason they approved was because of the availability of parking there. 

Mr. Booker

Are there any handicap accessible units in the building? Is there accessibility from the rear for those with disability? 

Mr. Licata, Esq. 

No

Mr. Booker

With that being said, the rear parking lot would be the only access for emergency services. I would request that the parking be eliminated from the back of the lot. Let all the parking be in the municipal lot so that emergency services can get as close to the building as they can. You might as well anticipate this problem.  

Mr. Crump, Vice Chair

The lot on the remaining street, is that the one located next to the child care center?
Mr. Licata, Esq.

Yes

Mr. Kauker

Regarding the architectural rendering, I suggest adding a band of brick along the middle of the building between the second and third story to connect the two. Giving it a façade would make it appear better towards Main St.

Lt. Justin Schwartz SV-FD 7 West Furman Place Spring Valley, NY 10977

I would call it a lot more than a vacant lot. I call it the missing teeth of Main St. As Mr. Booker suggests, we do not have the proper access in parking there. The parking should be eliminated and they should be able to park in the municipal parking lot. Emergency vehicles must gain access. It is in the state code for us to get access to it. We urge you, otherwise this project cannot go through.  
Mr. Licata, Esq.

…inaudible…

Lt. Justin Schwartz

Why? If you eliminate the parking lot and make it a fire apparatus and emergency services, what is the problem? How do I get my truck there, if you park in front of the building?

Mr. Licata, Esq. 

It is up to you. However, I do not believe we need to eliminate it all. 
Lt. Justin Schwartz

Maybe I can get a fire truck so we can all see how much I can fit.  How am I going to get in there?
Mr. Licata, Esq. 

You would have to waive it because we already have variance for 24 spots.
Chairman Garner

Are there any additional questions and/or comments from the public?
Mr. Crump, Vice Chair

Did they come into an agreement of whether they are going to eliminate, partially eliminate, or keep the parking as it is? Have they figured out where the fire services are going to be?
Chairman Garner

That’s a question you will have to ask them.

Mr. Licata, Esq.

You are asking if we can eliminate four spaces.
Mr. Kauker
Yes
Mr. Licata, Esq.

Sure we can. They can waive 25% of the original amount.  
Mr. Booker

That is 24.

Mr. Licata, Esq.

No, I already have a variance. 

Mr. Booker

You cannot waive on top of a variance. It is either one or the other.

Mr. Kauker

No. The 25% that they are authorized to waive is from the rules.

Mr. Licata, Esq. 

The 25% that they are allowed to waive is from the original 24. 25% of 24 is 6. 
Mr. Kauker

No, if you were required to have 24, they would be allowed to waive 6 leaving it at 18 spaces.   
Mr. Licata, Esq.

I already have my variance.
Mr. Kauker

But they cannot waive from variances what is required by the code.

Mr. Licata, Esq.

They are not waiving from the variance, but from 25% of 24 spaces. 
Mr. Booker

This would result in a net of 18 spaces.
They have the authority to waive 25% of that requirement. You are not providing that 25%. 
Mr. Katz

If we require 24 spaces, this board can waive 6 spaces. You must provide 18. You have already gone to the Z.B.A.  

Inaudible conversation between Mr. Licata and the applicant
Mr. Booker
If the applicant is still entitled to park however many cars in any municipal lot, then it is a moot point because they can park all cars in the municipal lot.
Mr. Kauker

Yes, but they are usurping the Zoning Board. The Zoning Board granted a variance based on a certain amount of spaces. They gave them 18 based on 6 being provided for them on site. I thought we looked at this issue last or two months ago.  
Inaudible conversation between Mr. Licata and the applicant
Mr. Kauker

I thought we specifically talked about the rear of the property and whether or not… 

Lt. Justin Schwartz

You are talking about the parking in the rear. If they are not parking in the rear then it is moot. 
Mr. Licata, Esq.

You are really going to stick your fire truck right in here and possibly have something collapse on it or are you going to fight it from Center St.? 
Inaudible conversation between Mr. Booker and Mr. Kauker
Lt. Justin Schwartz

Let us assume you have a fire. You come down here. You have to have a ladder to combat it. Where should I attack it?

Mr. Licata, Esq.

Here

Lt. Justin Schwartz

How do I get my ladder to attack it, if I go up here? Where would we park?

Inaudible conversation between Mr. Licata and Lt. Schwartz
Chairman Garner

I will give you all a few more minutes because we will have to move on.

Lt. Justin Schwartz

Chairman, this is a clarification that the parking in the back will not effect the fire truck service.

Mr. Katz

The six parking spaces in the back will not effect you service.

Lt. Justin Schwartz

My understanding was that it was further out by the road. It is not. We have the clearance. 

Mr. Katz

They can leave the six parking spaces where they are?

Lt. Justin Schwartz

Correct. It should be no problem.

Chairman Garner

Thank you for the clarification.

Mr. Booker

You have all received fire inspector’s letter dated August 7th? 
Chairman Garner

Correct
Mr. Booker

This original date would be May 18th 2012 and the final would be January 23rd 2013.

Mr. Licata, Esq.

No, the last revised was on 2/1/13.

Mr. Booker

Why didn’t we get those?
Mr. Licata, Esq.
He had asked about a note regarding a variance. So, February 1, 2013 was the last revision.
On a motion so moved by Mr. Crump and seconded by Ms. Thompson
the public hearing was closed.

On a motion so moved by Mr. Michel and seconded by Mr. Crump
the site plan with an initial date of 5/18/12 and last revised 2/1/13 is approved.

Item 7: Public Hearing: Bluefield Gardens SV / David Breier
Location: On the west side of Union Road at its intersection with Bluefield Drive.

The clerk has confirmed the proof of mailings and postings have been filed.

Mr. Licata 222 Route 59 Suite 111 Suffern, NY 10901 (Attorney for the Applicant)
This is a 13 unit development. Lot 1 has 6 units and Lot 3 has 7 units. On Lot 2, there is a proposed ambulance building, which will be built by the developer and donated to the ambulance corp. as a satellite. The satellite building has no provisions for meeting or cooking. It is only a garage with storage for equipment. We’ve received a negative declaration from the board on August 2nd. We were referred to the Village Board and received a unanimous decision on our special permit application. We appeared on 12/12/12 at the Z.B.A. and we’ve received unanimous approval on our variances there. There were comments by the public debated for almost a year.  A lot of those comments have been incorporated into the plan up to the last Z.B.A. meeting. As requested by Mr. Kauker, we have some elevations and what they would look like. This is the ambulance corp. in Lot 2.  
Mr. Katz

When the Z.B.A. granted the variances, they recommended to the Planning Board to do as much as possible to protect the neighboring homes by having the landscaping plan include sufficient foliage and large trees to shield the homes, which the applicant agreed to do. We must be conscious of the impact we are having on the neighbors.
Mr. Licata, Esq.

We have made those changes to those ends. They are on the landscaping plan and it has been submitted. Mr. Kauker has them.
Mr. Kauker

I will address the landscaping issues first. Reviewing the landscaping plan, I have a few recommendations. The parking area on proposed Lot 1 has no landscaping on either side. We recommend some additional landscaping on either side so headlights do not shine onto neighboring or adjoining properties. I do not believe a fence is proposed for the site. On the ambulance site, I note that the head on parking aisles are facing the adjacent property and the public roadway. I do not know if that landscaping will be shielding at all. I do not think there is enough room for shrubbery, perhaps low fencing. I wouldn’t recommend it being higher than 4 ft. 
Mr. Booker 

The regulation is a side yard.

Mr. Kauker

The orientation is very close to being a front yard as well. 

Mr. Booker

It backs into another residential. I would recommend it being as high as possible.

Mr. Kauker

The only concern I would have is the visibility down Union Road. 

Mr. Booker

I would make it as high as possible because you are going to have ambulances and SUVs driving past.
Mr. Kauker

My understanding was that ambulances will not be parked in the parking lot.
Mr. Licata, Esq.

Yes, they will not be parked in the parking lot. They will only be inside the building. They will not be backing. They will be able to come in and turn around to exit.  

Mr. Kauker

Maybe if you could come up with something so it could be conditioned if the board looks favorably upon it. Then, provide it to the Building Dept. to approve prior to constructing it.  

Mr. Licata, Esq.

We would agree to submit to you a plan that is acceptable to Mr. Kauker and Mr. Booker on the parking areas and also a fence that starts out at 4 ft. and gradually increases in height. 
Mr. Kauker

I would leave that up to you and Mr. Booker. With respect to the lighting on the site, I identified 11 building-mounted lights. Are these the only lights that are proposed?

Mr. Licata, Esq. 

Correct 

Mr. Kauker

From the lighting plan, it does seem some of the lights will spill onto adjoining properties. If those could be shielded, that would be appreciated.
Mr. Licata, Esq. 

We will correct that.
Mr. Kauker

Will all ambulances be stored inside, never outside? They will all be contained within the garage.

Mr. Licata, Esq. 
Currently, we have one ambulance in service and at the maximum two.

Mr. Booker
Procedurally, the ambulances are stored, but there is nobody occupying the ambulance corp.? They drive in when they get a call, switch vehicles, and leave with sounds of sirens? 
Mr. Licata, Esq.

Correct. We operate like most of the volunteer ambulance corp. in the area.
Mr. Booker

I did not know if they volunteered by having certain shifts or not.
Mr. Licata, Esq.

It is a satellite. There is no place for anyone to sleep.

Mr. Booker 

What are the ceiling heights in the dwellings?

Mr. Glenn McCreedy 76 Lafayette Ave. Suffern, NY 10901 (Engineer for the Applicant)
It is showing 9 ft. but I am unsure of the clear height. 
Mr. Booker

There are no below grade elevations. It is all above grade?

Glenn McCreedy

This is showing a basement. I do not know if it is accurate. 

Mr. Licata, Esq.

It might be a crawl space. It could possibly be a basement. 

Mr. Booker

If there was, it would probably be for utilities.
Mr. Licata, Esq.

Correct. I would not consider it habitable.
Mr. Booker

The code does not allow below grade in multi family homes.

Mr. Kauker

On the building map, it appears there is a sign on the edge of the ambulance building. Is there any other signage, monument, or free standing signage proposed?
Mr. Licata, Esq.

There will be no free standing signs. 
Mr. Kauker

Would they have to file an application?

Mr. Booker

If it was part of the approved site plan when they filed for the building permit, they would pay for the sign, but it is already approved for location if it is on the site plan if it was a separate free standing pylon. If it is on the building they get a building application. If it is built in, it is not an applied sign. At least, I do not think so.
Mr. Kauker

In that case, we would have to know that it meets the requirements of the sign ordinance.

Mr. Booker

They could get a variance for one of the signs. You get 3 sq. ft. for every linear foot of frontage.
Mr. Licata, Esq.

We will conform to the sign laws.
Glenn McCreedy

Also, the 9 ft. dwellings we were speaking of before are for the multi family units and not for the ambulance building.

Mr. Crump, Vice Chair

Is there any room for sidewalks?

Glenn McCreedy

We are proposing a sidewalk along the frontage of Lot 1 and Lot 2 connecting to the county sidewalk on Union Rd.

Lt. Justin Schwartz SV-FD 7 West Furman Place Spring Valley, NY 10977

The Hatzolah ambulance works hand in hand with Fire Dept. in Spring Valley. That garage is dually needed. It shortens response time and helps to serve the growing population of our community. In terms of traffic, that is the closest ambulance response time in the area, which also services a full time paramedic. We urge you to look hard and close to give approval for this.

Aron Herzog 3 Stetner Street Spring Valley, NY 10977

In terms of the project we would like…inaudible… In terms of privacy, we would like compounded trees. I want it to be certain that the necessary steps are taken in the form of measurements and calculations to protect our property. We would like proof of their permits and certified occupancy. Subject to their landscaping plan, we would like the maximum amount of foliage as screening. I would like that implant on both sides of the property facing my property. I would also like an 8 ft. PVC fence, a retaining wall, and proper drainage. They must fix existing and future water damage caused by the impact of their project. I want no windows, porches, or kitchen facing our property, as much as possible.   
Chairman Garner

Is there anyone else who wishes to speak?

Aron Herzog

Also, I would like the plants to be along Stetner Street.
Glenn McCreedy
The side you’re a speaking of is not shown here. Unfortunately, I do not have any copies.
Chairman Garner

We will not have those plans until the site plan has been approved. Once it has been filed, you can access it through the Village of Spring Valley Clerk’s Office.

Aron Herzog

…inaudible…
Mr. Licata, Esq.

I do not have a copy may I have one. I will address this document after everyone from the public has spoken.

Sylvain Klein 4 Ash Street Monsey, NY 10952 
I am the executive director of the Hatzolah Ambulance Corp. I am also chairman of the Planning Board in Ramapo so I understand your position. I heard very well of what was said tonight. One of the neighbors addressed certain issues that he wanted brought up. We addressed those issues for many months now. We had a meeting with about five or six neighbors came down. We met and came to an agreement that was reached between us, the developer, and the neighbors. That meeting addressed all the issues voiced tonight. We would try our best to design the house so the decks, kitchen, bedrooms are not in view of neighbors. We will install a privacy fence at the back property line and between the neighboring home and this garage. Damage caused by the commencement of construction will be repaired. Both the developer and Hatzolah went to great lengths to make sure all the concerns were heard and put into action. I just want to reiterate what Mr. Schwartz had said. The importance of having an ambulance corp. in Spring Valley would serve as vital medical attention in the event of an emergency. Its proximity is extremely beneficial to the community.      
Mr. Licata, Esq. 

The drainage of zero net runoff has been addressed. We have submitted a detailed drainage plan. As far as the positioning of the kitchen and porches Mr. Herzog has been at every single meeting including the Z.B.A. and the Village Board. At his request, we turned this building. At the meeting before, he asked that we turn it back. At that point, we were before the Z.B.A. and could not do it. The 6 ft. fence is on the plan. I cannot accommodate him on every single item he wants.    
Aron Herzog
At the Z.B.A, I asked for the installation of an 8 ft. fence.
Mr. Licata, Esq.

I cannot do that they did not grant us a variance to do that.

Chairman Garner
They cannot because they do not have a variance for it. The 6 ft. fence is all they can give. Hopefully, they can provide some foliage which will override your dilemma. As a matter of fact, I think it would look aesthetically pleasing for privacy in the form of foliage.
Aron Herzog

First and foremost Mr. Licata, I had never asked to turn the building that way. Secondly at the Village Board meeting, I remember you claimed you would turn the building. 
Chairman Garner

What has been approved by the Z.B.A. cannot be changed.
Aron Herzog

Please check the minutes of the meeting and you will see what I am talking about and I would like to see the plans.

Chairman Garner

When the plans are approved and signed off by myself, you will be able to have access to them.
Aron Herzog

I would like to see rendering and elevations of those buildings.

Mr. Booker

We are actually looking at them as we speak.

Mr. Licata, Esq.

We are here tonight for site plan approval not about architectural review.

Chairman Garner

On the contrary, we are here for that as well as site plan approval.

Mr. Licata, Esq.

Excuse me. I meant the construction aspect that deals with the Building Dept. 

Aron Herzog

 Will you also be providing detainment trees?
Mr. Licata, Esq.

Yes, we will.

On a motion so moved by Mr. Crump and seconded by Ms. Thompson
the public hearing was closed.

On a motion so moved by Mr. Michel and seconded by Ms. Thompson
The sie plan with an initial date of 6/6/12 and last revised 12/28/12 is approved.

Item 11: Old Business: Request for Extension of Original Approval: Bais Medrash
Location: 2 East Funston Avenue
This was a project that was previously approved by this board. It had to do with temporary trailers. The original application was for the applicant to put an addition on the existing building. They changed their minds. Now, they want to knock down the building and build anew, rather than put an addition. They are looking for an extension and they hope to come back with a revised plan very shortly.
Mr. Katz

When you say extension, an extension for what?

Mr. Licata, Esq.

They are asking for a site plan extension to allow the trailers to stay. We do not want to lose that.

Mr. Katz
What you are asking is for this board to extend the time to allow the trailers to remain because that time would expire. Am I correct?

Mr. Licata, Esq.

Correct

Mr. Katz

How long are you going to need the trailers? 
Mr. Licata, Esq.

I was told that they should have their plans ready in 60 days to submit. I would probably take four or five months between the planning and Zoning Board.

Mr. Katz

I think the zoning extensions are also going to expire in the next couple of months, too.
Mr. Licata, Esq.

I am aware of that. I will be going to the Zoning Board.

Mr. Katz

The board can grant you up to two six month extensions.

Mr. Licata, Esq.

We would like a 6 month extension.

Mr. Booker

The original application dictated that the trailers would be there for a year and a half until they get the building built. Imagine them coming back for site plan. It will essentially be the same condition. 

Mr. Licata, Esq.

In this case, they have enough room to build a building on the side simultaneously. Once the building is built, they will then dismantle the trailer. 
Mr. Booker

This trailer was legally deposited on the property. The Planning Board was aware of it. I want to make sure they put up the requisite exit stairways. I have seen milk crates outside of the doors on that particular trailer. Also, anchor the stairs if necessary.
Mr. Katz

The code allows the board to grant two separate 6 month periods maximum. You would have to be extended 6 months now and would have to come back to renew 6 months later.
Mr. Licata, Esq.

If we actually in front of the board with a new site plan, we could just ask at the time. You will really have a feel of the timing then. 
Chairman Garner

Are you asking for a 6 month extension?

Mr. Licata, Esq.

Correct

On a motion so moved by Ms. Thompson and seconded by Mr. Crump
the six month extension from original approval was granted.
On a motion so moved by Ms. Thompson and seconded by Mr. Crump
The meeting was adjourned at 9:15 PM
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