VILLAGE OF SPRING VALLEY

PLANNING BOARD

MINUTES 

September 6, 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, September 6, 2012.

PRESENT:   Chairman Lorenzo Garner, presiding

Members: 




 

Freddie Crump, Vice Chair 

Sylvestre Georges Michel

Aaron Sternberg (Absent)  

Levi Schwarz 

JoAnne Thompson 

Juan Carlos Fabbiani (Absent) 

Asst. Village Attorney:          
    Edward Katz

Assoc. Planning Consultant:      Michael F. Kauker 

Building Inspector:                    Walter Booker

Deputy Village Clerk:                Kathryn Ball

Chairman Lorenzo Garner called the meeting to order at 7:12 p.m.

Minutes
07/05/2012

On a motion by Mr. Crump and seconded by Mr. Schwarz, the Board voted to approve the minutes of July 5, 2012. 
Mr. Schwartz stated he was only voting to approve the minutes for the portion of the meeting he was there for.
Continuation of Preliminary Hearing

Evangelical Christian Alliance Church
Chairman Garner
It is my understanding that item number (4), is going to be adjourned.  This matter is not to be placed on the agenda again until the applicant advises that is ready to proceed.
Mr. Katz
The ZBA did grant the necessary variances which were conditioned on the applicant making changes in the site plan to reduce the size of the building and improve the parking situation.  The ZBA conditions are set forth in written findings of counsel which were adopted by the ZBA.  Copies of these findings were provided to the members of the Planning Board.  A CDRC meeting was held after the ZBA granted variances which resulted in agreed upon changes to the site plan.  At this time the applicant should be prepared to present an amended site plan and the members of this Board need to determine whether the proposed amended site plan is acceptable and whether it conforms to the variance granted by the ZBA.
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Continuation of Preliminary Hearing
Congregation Tiferes Pinchus/141 Maple Avenue
Ryan Karben Esq, 11 Tara Drive Pomona, NY 10970
When we were here last month the conversation was basically about parking and Mr. Celentano with the sharpest pencil that he has ever deployed, was able to do the undoable and get some additional parking squeezed into this site.  We now have a local house of worship with a Rabbi’s residence. We now have parking spaces in the rear of the property, on the eastern property boundary to be able to handle the residential property use, and we have additional spaces in the front.  We now have (8) out of the (15) spaces that are required by the code. I know the Planning Board raised a concern as a SEQRA issue, we do have site challenges here. We have a site that is less than 7,500 square feet on which we are able to have (8) parking spots.  Some of the other synagogues and churches are dealing with only three, or four spaces so I am happy that we were able to fit in (8) spots in on that site.  This synagogue is serving the immediate neighborhood as we know in the North Cole area we do not expect a lot of vehicular traffic, we do understand that there will be some and we provided (8) spaces.  The Planning Board at its last meeting also asked if we would agree not to have parking in front of the Synagogue, and we did agree to that request.  The Board was concerned with street parking, close to Maple Avenue on North Cole where the turn was and we have absolutely no objection whatsoever to prohibiting parking in front of our property.  We do not want it there either.  We want people to be able to exit and enter the site safely.  Last month we had (3) spots, and this month we returned back with (8) spots.  As always we try to be responsive to you Mr. Chairman and your colleagues and do the best we can even with the smaller sites.  So I do hope that it will be satisfactory with the increased number of parking spots.
Mr. Katz
I really do not have anything to add.  I just wanted to make sure that Mr. Karben has seen or gotten a copy of Mr. Kauker’s September 6th memorandum.

Ryan Karben 

No I have not. 
Mr. Michael F. Kauker 
We do appreciate Mr. Celentano and his efforts and feel he has done or executed the Boards wishes. However, a couple of things happened with the 3 stacked parking spaces in the rear.  Backing out onto Maple Avenue is certainly not the best situation. Number (1), number (2), we are not in favor of the stacked parking.  In our view we certainly appreciate the additional (2) spaces in the front, but understand the side yard variance will be increased as a result of moving the building back, I feel like we can certainly live with that because it does provide additional parking. If the Board chooses to refer this to the ZBA, and move forward with the application, we feel it should be an unfavorable recommendation in regards to the parking situation. We have also prepared a negative declaration for the Boards consideration. One thing to take into account with adopting the negative declaration is that it was based upon Drainage Calculations submitted by the applicant on July 3, 2012. If the calculations do not include the additional impervious area resulting from 5 additional parking spaces, the board should not adopt the negative declaration. 
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Mr. Booker

I concur with the parking findings.  We have had a fatality at that intersection a couple of years ago which lead to the installation of the stop signs. With the blind view of that alley way where the vehicles would park in and back out is an accident waiting to happen.  It’s almost guaranteed that it will happen.  Backing out you would not be able to see until you are fully out on the roadway.  That is my only comment.

Anthony Celentano, 31 Rosman Road Theills, NY 10984
Looking at these plans here it looks like we can put a turnaround in the front here, so that vehicles that do park here, will have an opportunity to turn in the front, if we move the stairs a little bit they will be able to pull out onto Maple Avenue. I can make that revision to elevate some of the stress there.  In addition those spots are really ear-marked for the Rabbi’s residence, so he will be using those and the additional spots in front would be for the congregants or visitors.  With respect to the drainage the calculations that were submitted do pertain to this layout also, because there was a deck here that covered the impervious area and we moved them.  The two dry wells that are proposed will satisfy. 

Mr. Booker

In response to the hammerhead that is being proposed.

Anthony Celentano

10X10 turnaround. 
Mr. Booker

You would have to be somewhat of an efficient driver to do that. I wonder how often it would realistically be used by anybody.  Would they take the time do this tight K-Turn and pull out front wards or would they say it’s quicker for me to back out.

Anthony Celentano

We can give them that choice though.

Ryan Karben 

Again Mr. Celentano’s design is an attempt to respond to the Board’s desire for more parking.  There is limited space where we can put additional spaces. We have done the best that we can.  If there is an alternative that the Board suggests we are happy to respond to that as well.  But the Board did want to have additional spaces and we did want to get those additional spaces in, and again we are going to have to go to the Zoning Board of Appeals, and they are tough on the parking requirements and we need to find a way to be able to satisfy everyone with the parking on the site.  If the Board wants us to get rid of those (3) spaces in the back, and just go with those other (5) spaces we obviously proceed that way.  We prefer to stretch ourselves to the (8) spaces, because we want to provide the additional parking.  But if there are other ideas here, we are not locked into anything in particular.
Mr. Michael F. Kauker 
If the Board feels that the hammerhead would work, we certainly could live with (1) space, because that would not be stacked, and maybe stretching it to (2) spaces. But with (3) spaces, you will have a management problem with the coordination, even though the Rabbi would be using that interior most space.  On a median basis you would have to make arrangements for the other two cars to get out.  So we could live with that given the fact that it would not be backing out with (1) spaces there, maybe (2) spaces.
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Chairman Garner

Mr. Karben, I believe you have (8) spaces that you have increased it up to, so if you take the (2) spaces it will bring it down to (6) spaces.

Ryan Karben

That would be doubling the amount which we had when we were here last time.

Chairman Garner
Are there any questions from members of the Board?

Mr. Schwarz

From a planning perspective, where the driveway will be from what I can tell, and where North Cole and Maple Avenue are, the road starts to go down right after North Cole.  Basically creating a blind spot coming out of the driveway pulling out or pulling in.  The traffic they would create would probably be a lot worse.  If you are coming up the hill from Maple Avenue it is right before the stop sign, making a left turn into the driveway is going to be very difficult.  Coming down is basically is the only way I see it would be feasible, coming down Maple Avenue making a right onto North Cole and then a right into the driveway.  My personal opinion is that a driveway there is going to create hazard.

Anthony Celentano

So you would rather have the (5) spots in the front?
Mr. Schwarz

I’d rather you have the (5) spots in the front, and nothing on the side.

Ryan Karben 

There is a variety of options before the Board, if there is (1) spot , if there is (2) spots if the Board feels that it is to unsafe to have anything in the back, and just go with what we have in the front, all of those are options that we will agree to.

Mr. Schwarz

In my opinion in terms of safety and feasibility I don’t think there should be another driveway there.

Mrs. Thompson

I strongly agree with Mr. Schwarz.  
Chairman Garner

So that would take (3) spots away, bringing it down to (5) spots.  I just have one quick question, for Mr. Kauker because I want to get this straight in my mind.  Drainage calculations you said that were not complete, and if wasn’t complete did you get the information regarding the drainage calculations because I know they have a negative declaration here.    

Mr. Michael F. Kauker

Were the drainage calculations updated?
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Anthony Celentano
Yes they were.

Ryan Karben

Let me just jump in here for a moment.  The original plan had the surface as improved with decks, so it was already being viewed as to where you were not going to be able to have drainage. So when it switched the use to the parking spaces from the other, it had already been factored in as used space in the drainage analysis.  So therefore the figures that Mr. Celentano provided are the same even though these are no longer decks and now are parking spaces.  He had already in his calculations taken that off the table.

Mr. Crump

I just wanted to ask if you received anything from the Rockland County Sewer District number 1.

Ryan Karben

I have a letter dated September 6, 2012, and they want $1850.00 from us.
Chairman Garner entertained a motion to adopt the Negative Declaration dated September 6, 2012. This was so moved by Mr. Schwarz and seconded by Mr. Crump All in favor; All opposed. The motion carries.

Chairman Garner entertained a motion to refer the applicant to the ZBA for a total of eight variances that were sited.  This was so moved by Mr. Schwarz and seconded by Mr. Michel. All in favor; All opposed The motion carries.

Mr. Booker
Do you want to make a recommendation to the Zoning Board in regards to the parking? I’m just trying to make it clear so that Zoning Boards knows what they are looking at is it 8,6, or 5 spaces.
Chairman Garner 

We are going to have to do the 5 spaces for the sake of safety.

Mr. Michael F. Kauker

I would have to agree that the number of spaces is not as important as the safety issue.

Mr. Katz

So what we will do is express to the Zoning Board, that this Board feels that (5) spaces are sufficient in this case because of safety reasons.

Ryan Karben 

I would appreciate a copy of whatever you send to the Zoning Board, because I know the parking is going to come up over there.  They are going to want to know how this Board handled it and why.

Mr. Katz

In my comments to the Zoning Board I will express that.
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Continuation of Preliminary Hearing

S.V. Main

James Licata, ESQ 222 Route 59 Suite 111 Suffern, NY 10901
We have talked about the plan before.  We are here tonight for the adoption of a negative declaration.  I spoke to Mr. Michael Kauker Junior this morning, and he emailed over to me the negative dec. dated September 6, 2012, I do  believe we were referred already to the ZBA and the Village Board we were just waiting for the Negative Declaration, so it is one motion as opposed to three.

Mr. Katz

The only comment that I have is, the reason the Board did not adopt the Negative Declaration last month, is because Mr. Licata had indicated that the County Planning Department wanted to provide a response on this application. I also wanted to mention to the Board, that on August 6th the County did write disapproving the application, for the reason stated that they believe that the project should conform to the bulk requirements of the zone in which they are proposed. Also the number and the magnitude of the variances are high.  
Mr. Licata

I have spoken to Mr. Kauker, about this and it is in the district that allows Urban Renewal.  This project specifically conforms to other projects on the same block, in the same area that have already been built.  It is going to look pretty similar to what is there right now, and I know that the Village wants this space filled up.

Mr. Michael F. Kauker

Our Negative Dec, has been prepared and dated September 6, 2012, I have written that the Board has determined that the proposed action will have no significant action on the environment.

Mr. Booker

Correct me if I am wrong Because of the County disapproving the application, do they need a super majority to make the referral.

Mr. Katz 

No not to make the referral, They just need a super majority to approve the site plan.

Mr. Booker

I had a discussion with the Mayor this morning, I think there is being (11) units being proposed, to try and get more volunteer firefighters to stick around, I had mentioned something to her about incentives housing or a percentage of new multi-family housing being dedicated to the Fire Service guys.  I just figured I would throw that out there because it was a discussion. I don’t know if that would be feasible or possible I do not know how big the units are supposed to be, but that prime location in the center of town is almost directly halfway in between two of our three fire houses.  I think it might be a plus.
Mr. Katz

I don’t think it is anything that this Board can do, but it certainly is an interesting suggestion.  Just off the top of my head, because this is first time I have heard about it.  Once it is built, the owner 
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might just let both fire houses know that it is available and put applications up to move in there if anybody is interested in them.

Mr. Booker

Just as thought, because if the applicants thought it was a good idea and said let’s do it.  They could present that to the ZBA as well and it might ease their way through, and help the Village at the same time.

Chairman Garner

Are there any questions for the applicant from members of the Board?     

Mrs. Thompson

I have a question. The application has stacked off street parking. Was that resolved or are you working on resolving that?  Because I thought we were in discussion last time whether or not that was allowed?

Mr. Licata

Walter I don’t think your code prohibits it.

Mr. Booker

In the particular case, if you had (3) apartments only the stacked parking obviously wouldn’t be an issue, because each unit needs (2) spaces, and obviously the (2) spaces stacked in front and behind each other meet per unit.  It is not objectionable in that scenario. 

Mr. Licata

We are assuming that the people here, are not going to have cars and that they are going to use mass transit to the City.

Mr. Booker

I am just saying as far as the stacked parking is concerned, you will have to make the argument as to how many units, are entitled to spaces and how they would be arranged.  I do believe the code does frown upon stacked parking to a degree.   If it is clearly going to be for dedicated units then obviously just like you park at home, you can move so the other person can get out it’s not an issue, but beyond that it gets complicated, because you have so many spaces and people juggling around but that is your argument to make.   

Mr. Katz

This place is going to be built right near the Memorial Park, parking area to, so there will likely be fewer problems in parking because you would have that other area.

Mr. Booker

Right there is Memorial Park, parking its spill over for all the other various dwellings that have been built.  In reference to the stacked parking that is how the code looks at it. 

Mr. Katz

So at this point the only issue is if the Board wants to issue a Negative Dec.  Then they would go to the Village Board for approval, for a special permit for mixed use, and then they would go to the ZBA and      then come back here only after they got the variances that they needed. 
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Mr. Crump 

The stacking that you are talking about, where is it going to be located?

Mr. Booker

It’s located in the back.

Mr. Crump
In the back over there by Memorial Park Drive,

Mr. Booker 

Yes on Veteran’s Drive. 

Mr. Crump
I don’t think that is a good idea that is a very busy road. 

There was an inaudible conversation, between Mr. Booker and Mr. Crump.
Mr. Crump

That is a very small street there, and when you make that right to go down into that park you’re going to have all those stacked up building there no, no, no, that does not make sense.
Mr. Licata

But that is what is there already. It’s Main Street. You are not going to put a one-family home on Main Street.

Mr. Crump

Main Street is a block away up.

Mr. Licata

The front of our building is on Main Street, on the sidewalk.  If you walk out our front door, you walk out onto the sidewalk Route 45, Main Street.  If you walk out the back door you will see Memorial Drive.

Chairman Garner

There is nothing that states though that stacked is not allowed back there.

Mr. Booker

Like I said the Village Code does frown upon stacking, but I guess everything is to a matter of degree, if it is excessive.  If this is going to work and have alternative parking then it really is not going to be an issue.  Obviously the (6) spaces are going to dedicated to somebody. So it’s not going to be a free-for-all, and whoever is parking there is going to make arrangements, and know each other’s schedules and rhythms etc.   
Mr. Kauker

I would agree with Walter.  It makes sense.  You can manage that kind of stacked parking.  Anything else it would become cumbersome.  Backing out onto that street is probably an issue related to many properties.  The matter of safety and sensitivity on the part of the user.
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Mr. Schwarz

Elevation here between Main Street and the Park is significant.  I don’t know if you want to consider underground parking.  Are you going to have parking down stairs? 

Mr. Licata

I don’t think so, because once a car goes in there, then how are they going to get back out?

Chairman Garner

How big is the space anyway?

There was an inaudible conversation between Mr. Licata and Board Members. 

Mr. Booker

Underground parking is a nightmare, when it comes to Fire Safety, and it is extremely expensive. 

Chairman Garner
If there are no further questions, we have a Negative Declaration before us for this application dated September 6, 2012.  On motion to adopt the Negative Declaration, do I have a motion to that effect?

Motion to adopt the Negative Declaration dated September 6, 2012. This was so moved by Mr. Schwarz and seconded by Mrs. Thompson all in favor; All opposed. The motion carries.
Preliminary Hearing

Young Israel/ Bnei Yakov Yosef 
James Licata, ESQ 222 Route 59 Suite 111 Suffern, NY 10901
This is a previously approved project that has a one-story building and a basement that presently houses a synagogue and a school.  There is also an existing trailer in the back, and the proposal to add another trailer in the back that would be used as a classroom.  Now I know that Mr. Kauker reviewed the site plan that was submitted, and did not write a report we understand that.  What we are asking for tonight is referral to the ZBA, and be allowed to come back here in October, because as you know the Planning Board meeting is always a week before the Zoning Board meeting.  What that will allow us to do is get on the Zoning Board agenda for October, once we get our blessing from this Board.  If we don’t do it that way then they would have to wait until November, so we are trying to save a month.
Mr. Booker
If I may jump, to help Mr. Licata out.  The synagogue that exists is accessory to it classrooms.  There was an accessory trailer installed, with a permit for additional classrooms, as accessory to the place of worship.  However the second trailer that they intend to occupy as a school now maintains the primary use of the property as a school.  This flips it instead of a synagogue with an accessory school classrooms, it is now going to be a school with an accessory synagogue.  The square footage of the school rooms and of the school footage far outweighs the square footage of the synagogue.  The synagogue is a seven day synagogue if I’m not mistaken, and school will only be six days.  All in all on a weighing scale it would be a primary use as a school with an accessory place of worship. It is basically going to be change of use, with the installation of this trailer as classrooms.
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Mr. Katz

I think that you have a pretty good understanding of what is going here.  Normally we wait for Mr. Kauker to give us a report on this.  This Board will certainly have his report before the next meeting which will be on October 4th.  The meeting of the Zoning Board of Appeals would be on the 10th of October.  So if this Board in this instance wants to accommodate the school, because they can’t put students in there until they get both Zoning Board and Planning Board approval.  If the Board wanted to go ahead and make the referral contingent upon this Board completing its review next month.  I don’t think any real harm will be done, and there is no skipping around or cutting any one a break except on time, so it is really up to the Board and whether you feel comfortable or not doing it.  I do not see any objection to it. They will not go any place if this Board does not complete its review. 
Mr. Michael F. Kauker

Yes Mr. Chairman, we have certainly not had an opportunity to review the application at the present time, but certainly will be prepared to present finding of facts before the next Board meeting.

Mr. Katz

In other words the applicant needs to do is get a site plan done in a professional manor, which they will do and once Mr. Kauker has that he will then be able to look at the application and tell us what the parameters of the variances would be.  What Walter has agreed to do is to look at their plan that they did submit which is a hand drawn one not to scale, and try to calculate the variances that they have and if he can approximate them, so we can let the ZBA know what the variances are and to the extent that they change slightly after Mr. Kauker’s review that can be accommodated at the ZBA itself.  So as I said to you it’s not a usual procedure here, but again I don’t see the harm in making the referral at this point because there will be a full review that they will have to go through regardless.
Chairman Garner

There is no referral to the Village Board?

Mr. Katz

No they are not required to go to the Village Board.  The Zoning Board will not actually hear this matter until this Board has finished its SEQRA review which probably can be done at the next meeting which is October 4th.

Chairman Garner

So what you are seeking is to place another trailer on the site.  There is one there already correct.

Mr. Booker

The trailer actually has been placed on the site already, but it can be used until they get the approvals. 
Chairman Garner

Are there any other questions, comments from members of the Board?  This is unusually, we normally do not do this, but if you guys are comfortable, I am going to go ahead and make a motion to refer this applicant to the Zoning Board of Appeals, we will make it contingent upon SEQRA review with respects to this application.
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Chairman Garner entertained a motion to refer the applicant to the ZBA contingent upon this Board completing its SEQRA review at the next Planning Board meeting.  This was so moved by Mr. Schwarz and seconded by Mr. Crump. All in favor; all opposed the motion carries.

Mr. Schwarz left the meeting at 8:03 p.m.

Preliminary Hearing

United Talmudical Academy
Ira Emanuel, Esq. 4 Laurel Road New City, NY 10956
This is a fairly simple application this is the United Talmudical Academy, which is located on the grounds of the old Spring Valley Junior High School down on South Madison Avenue.  It has been before the Board over the years for a number of things.  As the Board may recall there are actually (2) buildings there, the girl’s school which is the older building on the right side of the property, then there is the boy’s school which is the newer building on the south side of the property.  The academy is in the process of converting the auditorium in the girl’s school in to classroom space and wants to put trailers on the site.  Some of them will be temporary trailers; some of them will be permanent but they will be using them at least initial as classroom space while the auditorium is being finished, then some of them will be converted for storage use, and some of them will remain for classroom space. Actually under your code the only reason why we are here for site plan approval, is because the cost of the auditorium renovation together with the trailers exceeds $50,000.  If we were just talking about the trailers without the auditorium, we probably would not need site plan approval, because it is under 5,000 square feet and under $50,000 but because of the auditorium we are here.  The trailers like I said are going to be placed you all should have drawings showing the locations where they are, and that is basically it there is nothing permanent being placed on the site in terms of exterior work.

Mr. Katz

Just to add, there is a letter that the Board received from the Fire Inspector Dated August 20, 2012 that states that three trailers are presently on the site and no approvals were obtained.  There is a 4th 5th and 6th trailer also without approval.  Finally there is a doublewide trailer located at the rear of 89 South Main Street.  The Fire Inspector states the statutory requirements if the trailers are going to be used as classrooms, as Mr. Emanuel stated.  It is my understanding also that the applicant is asking the Planning Board to remove certain conditions that have been placed on the use of a certain room there; it’s some type of a wedding hall.

Mr. Emanuel 

No that was a couple of years ago, that was done.  The wedding hall I don’t recall when but I know it was a couple of years ago.

Mr. Katz

I saw that in some of the papers I didn’t make it up obviously. 
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Mrs. Thompson

Yes in 2009.

Mr. Booker

I wasn’t listening closely but the wedding hall was an approved use.

Mr. Katz

The wedding hall was an approved use.  The question is that there are certain conditions that were placed; maybe Mr. Kauker can explain it.

Mr. Michael F. Kauker

No, Bride or Groom should be located on the premises, and no commercial catering or social activity should be held on the premises those were the conditions.

Mr. Emanuel

I think both of those were taken care of way back when.

Mr. Michael F. Kauker

Yes in 1998.

Mr. Emanuel

No I’m talking about maybe two or three years ago.

Mrs. Thompson

It says August 2009, conditioned.

Mr. Booker

Something pertaining to the number of couples that would be allowed in the building at a time, like for weddings, things of that nature, parking restrictions. 
Mr. Katz

I just remember that there was some application, I’m not sure if it was this Board or the ZBA, but that is a matter we can look at and see if there is anything that needs to be done its very, very minor.

Mr. Emanuel

Because I know it is being used as a wedding hall. I believe the approvals were all obtained.

Mr. Michael F. Kauker

I think that’s why we made the comment that those conditions were removable by the ZBA, and that was around 2009.  The proposed development as Ira, relayed to the Board, is to add (5) additional trailers.  Would they be classified as temporary at this point and time, and would they be refocused after construction?
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Mr. Emanuel

That is my understanding.  They would be converted, especially the trailers at the girls school would certainly be converted into storage.
Mr. Michael F. Kauker

We made the comment that it is actually on the site plan, but it is not specified as to the location of the auditorium in the building which it is located. But obviously that was explained to the Board, and it should be shown on the amended site plan for the girl’s school. 

Mr. Emanuel
Do we normally show interior space on a site plan?
Mr. Booker

I’ll identify it, because it is kind of cryptic.  All though I am not the applicant this section right here is the auditorium.  That is proposed from the change to auditorium, which is no storage space to classrooms which is going to necessitate the construction of the second floor in the middle to make it into (2) stories.  Small correction as a housekeeping issue we had three trailers here that exists on the site, that were previously proposed to be accessory as administrative spaces, they ended up being classrooms one of the purposes of this application is to legitimism these classrooms.  You have two principal buildings on the site, and you have eight accessory trailers on the site, you have one, two, three, four, five, six, seven, eight, out of those I do not know what is intended to be permanent and what is intended to be temporary.  But to get back to it the tricky site plan, which is the interior conversion.

Mr. Emanuel

Sometimes the clients, talk in more detail with Walter, then they do with me.

Mr. Michael F. Kauker

Mr. Chairman we had three particular comments for the September 5th report. The applicant should provide a bulk table indicating the setbacks of the proposed trailers and whether or not variances would be required for the location of those trailers as it appears they would encroach on the required yard setbacks. 2. Has the applicant considered converting the 9,676 square feet of space used for weddings to classroom space? 3. A Parking Analysis should be provided comparing the required number of parking spaces to the number existing on site.  All of these details should be reflected on the amended site plan.   Pursuant to SEQRA regulations this action is identified as a type 2 action requiring no further action by this board.
Mr. Booker

One last comment, when it comes down to final site plan approval, once we determine what is permanent and what is temporary I would suggests and request that the new pool, and the surrounding fences etc. be included on the site plan.   
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Mr. Emanuel

I certainly have no problem with the bulk table, and the parking analysis, and certainly not the type (2).  With respect to the parking analysis we actually had done not a parking analysis in terms of numbers verses the zoning code, when we came in for the wedding hall we did provide information at that time, and to my understanding it is the same indicating that there is really “No Parking”   that takes place there other than buses, and some of the staff.  The students that attend the school are not allowed to drive to 

school, many of the staff and faculty will come public transportation or will carpool, so the vast majority of parking needs are taken up by school buses, and we have more than enough space for that.  As far as I am aware you can check with Walter, there have not been any complaints with regard to parking on that road. 

Mr. Booker

Only during the functions, and that’s not during normal business hours.
Mr. Emanuel

But during normal school days parking is not, and has not been an issue.  With respect to the wedding hall considering, that very recently they converted that space to the wedding hall.  I remember because I handled that matter, and I remember that it was very much a need in the community that was being met by the creation of the wedding hall, I doubt very much that they would ever consider putting that space back to classroom space.  The two are obviously are incompatible.

Mr. Katz 

I’m sure it is also a source of income for the school.  

Mr. Emanuel

It is a source of income for the school, it meets the needs in the community, it does provide weddings as you know, in this community wedding have a tendency to be very, very large affairs and it apparently provides an opportunity to put on a wedding at a cost that is much more reasonable, than a lot of other facilities that was the way it was explained to me at the time. Converting the wedding hall into classroom space is a non starter. 
Mr. Michael F. Kauker

Could you provide a narrative, as to your explanation?

Mr. Emanuel

I will do that if you provide me a copy of your memo.

Chairman Garner

Mr. Emanuel, you are here for what reason referral to the ZBA, what was your intention for tonight.0
Mr. Emanuel

Well the intention here tonight was to see if you would waive the requirement for a public hearing, and give us our approval tonight.  Based upon the comments from Mr. Kauker and his desire for additional information, I would like the Board to put this on for public hearing at the October meeting.  There is no SEQRA involved, so we will be able to make a determination if we need any variances for yards.  We 
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don’t necessarily need a referral from this Board; you can give me a denial letter and that will get me directly to the ZBA.
Mr. Booker

I am trying to understand what would be temporary in fact what is known as classrooms now is all going to be temporary accessory structures then I don’t think there be a need. In my opinion if the principal building on the lot were permanent, then certainly you would need to go to the ZBA, but if they are just temporary in nature, and if there is a commitment as to how temporary the trailers are.

Mr. Michael F. Kauker

Do the trailers have to respect yard requirements?

Mr. Booker

Accessory building wouldn’t, principal buildings would.  The things is the auditorium, if that auditorium accommodates all those trailers, the obviously all those trailers get removed.  I do not know if that is part of the application, but if that is the case then there would be no ZBA approval required.

Mr. Emanuel 

I will have to check with the client on that.  I am trying to think of how I can save myself some time; I don’t think there is anyway really.  I don’t want to ask for a conditional referral because the Board wouldn’t know what it was referring.  If the Board can just go ahead and put this down for a public hearing for the October Planning Board meeting, if absolutely necessary we can begin at the October meeting, and continue it to the November meeting and in the mean time go to the ZBA and do what we need to do.  

Mr. Booker

Just hold the public hearing over.

Mr. Katz

There has been many cases where this Board has on amended site plans, depending on the extent of the amendment, has not really required a public hearing on it.  The question I have here is, and Mr. Kauker you should chime in on this.  The changes that they are asking for are they of a nature that would really require a public hearing on this.

Mr. Michael F. Kauker  
It depends on the extent of permanency of the trailers; I imagine from a code point of view they are considered structures, or being an accessory.  And indeed the extent that they are going to designated is ultimately going to be permanent they are a fixture in the site plan.  The amendment to the site plan if it’s considered a minor amendment could not precipitate a public hearing.

Mr. Booker

I think the whole thing is what triggers this appearance, is the permanent nature of the conversion of the auditorium.       
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Mr. Emanuel

On the other hand it is a type (2) action. The whole thing is a type (2) action how much more minor can you get? 

Mr. Katz

It’s the reason why I raised the issue.

Chairman Garner

So the wedding hall is being turned into classroom space?

Mr. Emanuel

No.

Mr. Katz

The wedding hall is in the other building, not in this building.

Mr. Michael F. Kauker

We just raised the question, of whether or not it was being considered as a possibility for classroom space, and Ira answered that it is an important fixture.
Chairman Garner

How many months are considered temporary? Is it (6) months, is it a year?

Mr. Katz
That is up to this Board to decide what is temporary and what is not.  We just approved another application through the ZBA, where they said they were going to have trailers on the property for (2) years and we treated that as temporary.  It was a fixed date and if they went beyond that they would have to come back to ask for additional time.  Now this Board is not bound by that, I was just giving you an idea of what we said was temporary.  
Chairman Garner

Mr. Emanuel, you are looking to place trailers on this property, how many more?
Mr. Emanuel

Well there are a number of trailers that are shown.  To be perfectly honest I don’t know how many have been approved, and how many have not. 
Chairman Garner

So there is a total of (8) trailer’s.
Mr. Booker

There are three that have been placed there; there are some that are proposed to be placed there.  All in all I think we need to figure out which ones are intended to remain permanently, and that needs to be clarified at the next hearing so we know what you are approving.  In fact you made need to send them to the ZBA for more than one principal building on a lot if the classrooms are intended to remain in the trailers permanently. 
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Chairman Garner

My question earlier on, was what his intent for tonight, was it for referral or was it just to set a date for a public hearing tonight.  This to me is an amendment to a site plan. 

Mr. Katz
I think everyone would agree that this is an amendment to a site plan.  The question is to the extent of it, because sometimes we approve amendments without a public hearing, other times depending on the extent of the change we may say no we want to have a public hearing. I think it really is dependent not on law, but on the feeling of this Board.  I just raised it as an issue; I don’t think Mr. Emanuel has a problem with setting it up as a public hearing, just reminding the Board that we do have an option on it.

Chairman Garner

What does the Board feel, and are there any questions or comments?

Mr. Booker

If in fact it does have to go to the ZBA that is an automatic public hearing.

Mr. Emanuel

So let’s go ahead and set it up for a public hearing, because the last thing that I would want is that you decide not have a public hearing, then come back in October and find out that we need a public hearing.
Chairman Garner

Okay that is fine we are going to go ahead and set it for a public hearing for October.

Mr. Katz

Is the public hearing going to be just on the conversion or the trailers to?

Mr. Emanuel

The trailers to, but before than I will consult with the client and the engineer and we will get the site plan up to speed and show the things that need to be shown on it.  I will also produce a more detailed narrative to provide all the information that you and the public will require. 

Chairman Garner

Okay so we will see you next month.

Old Business
Request for Extension

Bethune Gardens/ Baja Construction

Egon Linzenberg, Hillburn NY

I am to request an extension of a project that was approved 18 months ago by this Board. Due to economic hard times the recession and scraping around to every bank to look for financing for the project banks are not giving out loans, to any kind of construction projects.  They like to tell you that they are interested after you sit down with them, and three weeks later they tell you we are not interested.  The 
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Board and myself have put a lot of time and effort into getting this approved, a lot of finances went into it also and at this point I am looking to extend the approvals of this project.    

Mr. Katz

I believe they can give (2) six month extentions.  So we can give you (6) months and if you can’t get it done by then you can come back and ask for another (6) months.

Mr. Booker

Mr. Katz, I remember the code being modified whereas all the Planning, Zoning and Village Board approvals would run concurrently on the final approval date of the Planning Board.

Mr. Katz

That is correct.  

Mr. Booker

Are we applying this to anything that is still active? With that in mind when is your expiration?

Egon Linzenberg

It expires in October.

Mr. Booker

Would he go back to the ZBA and ask as well?

Mr. Katz

When does your ZBA approval expire?

Egon Linzenberg

It expires this month.

Mr. Booker
The reason why I asked is usually the ZBA only grants (3) month extensions.

Mr. Katz

Well if this Board gives (6) months, it might persuade the ZBA to grant a (6) month extension as well.  My recommendation would be is to give them (6) months.

Chairman Garner entertained a motion to grant the applicant a six month extension; This was so moved by Mr. Crump and seconded by Mr. Michel. All in favor.   All opposed.  The motion carries.

Mr. Booker

Six months from what date.

Mr. Katz 

From the date of expiration, give the Clerk a call and she will look it up.

As there was no further business to come before this Board, on a motion by Mrs. Thompson and seconded by Mr. Crump the Planning Board unanimously voted to adjourn the meeting at 8:30 p.m.
