North Salem Planning Board Minutes

July 18, 2007
7:30 PM – Annex

PRESENT:

Charles Gardner, Chairman




Gary Jacobi, Board Member




Bernard Sweeney, Board Member




Linda Sposato, Board Member




Robert Tompkins, Board Member




Liz Axelson, Director of Planning

Roland Baroni, Town Attorney
ATTENDANTS:
Seven Springs Farm:



John Kellard










Michael Zarin, Esq.




Old Salem Farm:



Joseph Riina










David Small










Michael Sirignano, Esq.




Cingular (Cel. Tel./AT&T):


Jeanne Richens



Cingular Wireless/Naumburg Property:
Christopher Fisher, Esq.

Chairman, Charles Gardner, calls the July 18, 2007 North Salem Planning Board Meeting to order.

PRE-APPLICATIONS:

1.
Seven Springs Farm:


John Kellard

Discussion of Concept Plan for Site Development.

Michael Zarin, Esq., from Zarin & Steinmetz is here tonight to represent the Northwind Group, LLC the contract vendee and applicant for this proposal.  The property consists of approximately 38 acres.  Twenty-eight of the acres are in the PDCCRC district, which is the unique multi-family residential community site, the other ten acres are in R-1.  Mr. Zarin states that they are here tonight to obtain the Board’s thoughts and feedback on their proposal that they are very excited about. Our principles are Jim Tsunis, and Ben Barko.  Mr. Tsunis states that he is a managing member of the Northwind Group, LLC.  We build senior condominium and townhouse communities for individual’s age 55 and better.  Our units have their bedrooms on the first floor.  We are quality builders who use Pella Windows.  We broke ground today on one of the first historic condominium communities to be built on Long Island.  All of the building products will be of historic nature.  We have prepared a rendering and conceptual plan that we believe will fit in North Salem.  We look forward to working with the Planning Board. 
John Kellard is here tonight to walk the Board through the proposal.  Mr. Kellard states that the site is located on Route 22, with I-684 to the East of the property, with Sunset Drive and Overlook Road to the East.  The buildings shown on the plan but not colored in are the Waterview Hills Nursing Center and Salem Hills parcels.  The site has quite a bit of elevation, which goes from 240 closer to Route 22 to approximately 500 in the eastern portion.  The upper units would sit below the homes on Overlook Road and Sunset Drive.  The property has primary wetlands which are outlined in red on the plan, showing the 100 foot setback.  We are proposing 95 market rate units for ages 55 and better.  The two bedroom units will be approximately 2,000 square feet.  We are proposing 10 moderate income townhouse units which will also be two bedrooms at approximately 1,500 square feet.  We are proposing two unit building types.  We are working with the topography.  The two unit buildings would have a garage underneath.  The two unit buildings work well because we would develop a walk system on each side of the building stairs.  The front doors would be towards the rear or side of the buildings.  The five unit buildings would be closer to the downhill part of the parcel.  They would have a walk-out basement, and two car garages, as well as space for two cars outside the garage.  Our proposed access into the property is from Route 22 where there is an existing driveway.  We are proposing to widen the existing driveway.  The main roadway goes up the hill.  The road is between 10 to 12% grade.  The road will be private, and maintained by a Homeowners Association.  At the top of the site where the slopes are at moderate grade, we are proposing 50% of the units, 25% of the units are located on two small dead end streets, as well as 25% on the main entry drive.  We are proposing emergency access to the Salem Hills and Waterview Hills Nursing Center.  This will benefit all of the parcels.  The sewer treatment plant which services both Salem Hills and Waterview Hills Nursing Center is located on the property.  The Northwind Group, LLC is interested in purchasing and operating the sewer treatment plant.  The sewer plant has an approximate capacity of 84,000 gallons per day, with a discharge of approximately 32,000 gallons per day, and currently uses approximately 10,000 gallons per day.  These numbers are very close for Health Department approval.  We are assured the sewer plant will be able to service our project.  Barry Reisler states that Waterview Hills Nursing Center is using grey water, which is recycled for laundry.  Mr. Kellard states that the property is within the Sunset Ridge Water District.  There is a discussion about a Hahn Report from 1998 which stated an average usage of 46,000 gallons per day.  Approximately 35,000 gallons per day are being used today.  The water system may need upgrades.  It is part of the New York City Watershed.  There are storm water basins being proposed on the property.  Liz inquires about the existing buildings on the site.  Mr. Kellard states that the larger structure will be used as a clubhouse for the pool.  We are looking at other amenities.  Mr. Kellard states that the bulk table numbers comply with the zoning requirements.  We are requesting attached townhouse units on the R-1 parcel.  Those parcels will have a 100 foot conservation easement.  We will maintain the buffer.  The homes on Oak Ridge will not see the site from their homes.  The site is isolated.  This is an ideal use with access from Route 22, and close to I-684.  Mr. Kellard states that they are here tonight to obtain comments and issues.  
Charles asks if the areas on the plan shown in green are wooded.  Mr. Kellard confirms that they are wooded.  Charles states a concern about driving on I-684 and being able to see Waterview Hills Nursing Center.  Charles would love not to see all of these units stacked up on the hill, as they have in Brewster off Route 22.  That used to be an old farm field.  It looks like you are driving into a heavily developed area, which is not North Salem.  Charles suggests protecting the existing vegetation in some fashion.  Robert asks Mr. Kellard to show him on the map where the steepest grades are located.  Liz talks about the possibility of a shared access with the Waterview Hills Nursing Center or Salem Hills.  Mr. Kellard states that they will take a look at it.  There is a discussion about keeping a buffer, as well as the access road swinging out more.  Plantings are discussed.  Mr. Kellard states that the Applicant would like their own separate entrance.  The sharp curve off of Route 22 is discussed as well as the sight line.  The marketing concerns are discussed if a shared access is used.  Mr. Barko states that they will take a serious look at a shared access.  Mr. Barko talks about a project on Long Island where they transplanted approximately 50 cedar trees from one part of the site to another.  Bernard asks how many units and people the Applicant is approximating. Mr. Kellard states they are proposing 95 market units, as well as 4 affordable units, for individuals 55 and better.  Mr. Kellard states that the zoning permits 178 units.  Mr. Barko states that there will be roughly less than 2 residents per unit.  A lot of people are single, and have lost spouses.  We just finished a project with 150 units that have less than 270 people living there, and no children.  
Bernard has a concern about the amount of people exiting the driveway onto Route 22 in the morning.  Mr. Kellard talks about widening the driveway.  Bernard talks about the noise issue from I-684.  There is a discussion about providing access from Sunset Drive.  
Robert states a concern about the water supply.  There have been problems with wells for the residents living on Sunset Drive.  Mr. Kellard states that water pressure has been an issue.  The capacity of the wells is discussed.  Mr. Kellard states that the capacity is there.  There is a discussion about possibly supplementing with a pumping station or tanks.  There is a discussion about donating a firefighting water tank.  
Liz states that this site was addressed as part of the Continental Zoning in the Generic Environmental Impact Statement.  This project will be required to have a Site Specific Environmental Impact Statement, as part of  SEQR review. Liz likes the fact that this proposal is to develop the land for senior units.  Liz states that she had a discussion with the Applicant about having to prepare a conventional plat because a part of this is being proposed as a clustering idea.  Mr. Zarin would like to know if the Board sees the Applicant pursuing this project.  Charles talks about the density aspect, and states that having units located on the access road would not be desirable.  Charles states that a loop is much more desirable.  Charles understands that it all comes down to the number of units being generated to make this a profitable venture.  
Gary states that he is comfortable with the design, but he has concerns about shoehorning this number of houses as well as the use of the water and sewer facilities without upgrading them.  Gary also states a concern about runoff.  Gary suggests the Applicant go to the site on a weekday morning and observe the traffic on the corner, as Routes 22 and 116 backup during rush hour.  Gary has a concern about adding 50 to 60 cars to the existing traffic.  Gary asks if there is a way to prohibit children. Mr. Zarin states that there is a way to prohibit children under the Fair Housing Act.  There is a discussion about deed restrictions stating no children allowed under the age of 18 are allowed to live there or attend the schools.  Liz talks about the Highgate Woodlands project where it would be up to the homeowners association. Roland talks about the 20% factor for the Fair Housing Act.  Roland states that there is no guarantee that the Act will never change, and the standards may become quite different.  Applicants can’t go into these projects thinking there will never be school age children.  Mr. Zarin states that this property is specifically zoned for a retirement community.  Roland states that we don’t mention the prohibition in the zoning.  
PUBLIC HEARINGS:

2.
Old Salem Farm:


Joseph Riina

Open the Public Hearing Regarding Site Development Plan Approval.

Chairman opens the Public Hearing and confirms that the Green Cards were received and the Hearing Notice published in the newspaper.  
Michael Sirignano, Esq. is here tonight to represent Old Salem Farm, as well as Tony Russo, Joseph Riina, and David Small.  We are here tonight for the Board to conduct a Public Hearing on our Application for Final Site Development Plan Approval in connection with our May horse show operations, as well as approve a Lot Line Adjustment which shifts 15 acres.  The Board has referred us to the Zoning Board of Appeals for variances.  We have filed those applications, as well as an application for an Amended Special Permit.  
Mr. Riina walks the Board through the Site Plan and shows the highlighted areas of importance.  Part of the Application is the rear portion of approximately 15 acres.  Mr. Riina shows the new property line location.  Other than the existing improvements, paddocks, pond, and trails, the remaining portion of the larger parcel will stay undeveloped.  The access road is from June Road.  The main building would be the stabling area.  There are other buildings used for utility items.  There is a building used as an office for the May show.  There are front outdoor riding areas used for the grand prix’s and warm up rings.  The paddocks are shown on the plan.  The remainder of the site will stay undeveloped.  Mr. Riina shows the various locations for the tents for the May horse show.  The parking areas are shown, as well as the paddock areas.  Mr. Riina shows the refuse area, as well as compost areas.  The wood chip trail is shown.  There will be vendor, dining, and first aid tents. There is an observation area for the show.  There are safety features on the plan, such as fire extinguisher stations, and green portable comfort stations.  Other than the wood chip trails, everything else will be temporary.  The traffic will be routed through the site to the parking areas.  Mr. Riina states that they prepared a sound study, as well as a traffic study.  Mr. Russo states that the Planning Board identified two specific impacts, which were traffic and noise during the horse shows.  Tim Miller evaluated three intersections, June Road and Hardscrabble Road, June Road and the entrance to Old Salem Farm, as well as Titicus Road and June Road.  These impacts were evaluated with and without the horse shows going on.  There will a patrolman there to offset the flow of the traffic.  As far as the noise levels, we retained a specialist who installed the speaker system, which will be controlled by a computer.  The speaker system is designed to inform people of the various events.  The speaker receptors are now facing into the site and elevated.  We looked at the critical area, such as June Road in order to control the DBA level.  We followed the Department of Environmental Conservation’s policies.  In considering traffic and noise, there were no significant impacts.  Mr. Riina states that the Town’s Noise Ordinance Code is antiquated.  Robert talks about complaints from the neighbors regarding the noise, and asks if the system is designed to improve the noise level, as well as deaden the sound for the neighbors.  Robert would like to know if the sound is going to be greater than what is already there.  Robert states that he is a mile away from the site, and can hear the announcing.  Mr. Riina states that it is all about control.  The lap top will handle the sound in a far more superior way.  Mr. Riina states that the products they purchased are different than what is there now.  The speakers will be encased, and pitched downward.  There are speakers in the tents.  The May horse show currently has speakers.  The speakers are antiquated.  Mr. Small states that the majority of the horse shows are indoor, approximately 25 throughout the year.  There is a discussion about the number of speakers being proposed as a lot.  
Robert inquires about the lot line adjustment portion.  Mr. Kellard states that there are approximately 50 acres left that are not part of the lot.  There will be new grooms quarters, building for maintenance.  They are currently working with the Building Department for approval of two apartments.  They have Health Department Approval, and should be receiving their CO soon.

Robert states a concern about the parking areas being designed in grass, in case of rain.

Charles asks the Board if they have any comments.  They do not.  Charles opens up the floor to the public.  There are no comments from the public.

Mr. Sirignano thanks Liz, Hilary and Dawn for their help and cooperation during the application process.

Chairman motions that the Planning Board Close the Public Hearing Regarding Site Development Plan Approval for Old Salem Farm.  Robert seconds.  All in favor.  No opposed.

REGULAR MEETING:

3.
Old Salem Farm:


Joseph Riina
Consideration of Draft SEQR Negative Declaration and Approval of Site Development Plan (With Conditions).
Liz walks the Board through the Draft Resolution.  Charles asks the Board if they have any questions or comments.  They do not.
Chairman motions that the Planning Board Adopt the Draft SEQR Negative Declaration and Approval of Site Development Plan (With Conditions) for Old Salem Farm.  Bernard Sweeney seconds.  All in favor.  No opposed.

4.
Cingular Wireless Tower Expansion/Naumburg Property:


Christopher Fisher, Esq.

Consider Request for a 90-day Extension of Conditional Use and Site Development Plan Approval (With Conditions) From July 3, 2007 to October 1, 2007.

The Board reviews the Draft Resolution, and has no questions or comments.

Chairman motions that the Planning Board Adopt the Draft Resolution for a 90-day Extension of Conditional Use and Site Development Plan Approval (With Conditions) from July 2, 2007 to October 1, 2007.  Robert Tompkins seconds.  All in favor.  No opposed.

5.
Cingular (Cel. Tel./AT&T) – Sun Valley Drive:


Christopher Fisher Esq.
Consider Draft Resolution of Amended Approval of Site Development Plan (With Conditions).

Liz goes over the Draft Resolution with the Board.  There will be a reduction in antennas.  There will be a planted berm instead of a chained barrier.  The extra road will have large boulders placed at the bottom to keep trucks out.  There will be stormwater improvements.  Charles asks the Board if they have any questions.  They do not.
Chairman motions that the Planning Board Approve the Draft Resolution of Amended Approval of Site Development Plan (With Conditions) for the Cingular (Cel. Tel./AT&T) Communications Tower on Sun Valley Drive.  Gary Jacobi seconds.  All in favor.  No opposed.
6.
Financial Report:

· June, 2007
Chairman motions that the Planning Board Approve the June, 2007 Financial Report.  Bernard Sweeney seconds.  All in favor.  No opposed.

7.
Minutes:

· April 18, 2007
· May 2, 2007
· June 6, 2007
Chairman motions that the Planning Board Approve the Minutes for April 18, 2007, May 2, 2007, and June 6, 2007.  Bernard Sweeney seconds.  All in favor.  No opposed.

8.
Next Meetings:

· Regular Meeting – August 1, 2007 
· Work Session – August 15, 2007 - cancelled
9.
Resolution:

Chairman  motions to adjourn the Planning Board Meeting.  Gary Jacobi seconds.  All in favor.  No opposed.
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