North Salem Planning Board Minutes

August 1, 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:
North Salem Market:

Joseph Savino



Union Hall:



Michael Liguori, Esq.

Deputy Chairman, Gary Jacobi, calls the August 1, 2007 North Salem Planning Board Meeting to order.

REGULAR MEETING:

1.
North Salem Market:

Joseph Savino
Consider Draft Resolution of Sign Plan Approval (With Conditions).

Liz walks the Board through the Draft Resolution, and states that the Applicant is requesting a free-standing sign, as well as a façade sign.  They will require two variances.  Liz states that free-standing signs are not permitted without a variance, but façade signs are.  The façade sign will need a variance because it exceeds the zoning requirement for size by 0.9 feet.  Gary asks the Board if they have any questions or comments.  They do not.
Deputy Chairman motions that the Planning Board Approve the Draft Resolution of Sign Plan Approval (With Conditions) for North Salem Market.  Linda Sposato seconds.  All in favor.  No opposed.

Deputy Chairman motions that the Planning Board Grant a Referral to the Zoning Board of Appeals for two Required Variances for North Salem Market.  Robert Tompkins seconds.  All in favor.  No opposed.
2.
Union Hall:

Michael Liguori, Esq.
Discussion of Technical Issues and Use Variance Parameters; Consider Determination of Completeness of Site Development Plan and Wetland Permit Applications; Set Public Hearing, Circulate for Lead Agency, Discuss Zoning Board of Appeals Referral, and Make Required Referrals.

Michael Liguori states that Janis Menken would like to run a dance/yoga studio on the top floor of the building.  In order to have that use approved, and bring other aspects of the site in conformance with current regulations, improvements need to be made to the parking lot.  Most of the improvements are in connection with creating an adequate amount of parking spaces for the new use.  We have proposed 12 parking spaces for the dance/yoga studio.  We based that number on what was anticipated for student count.  Liz asks Mr. Liguori to go over what each floor of the building is being used for.  Mr. Liguori states that half of the bottom floor is currently being used as a residential apartment.  The basement level is considered to be the parking lot floor, if someone were to come in from the parking lot level.  The basement level floor has ½ residential apartment and ½ gallery space.  The top floor is being proposed for the dance/yoga studio.  The total parking spaces being proposed for the building is 22.  There were numerous variances granted for parking.  In 1982 a variance was granted which permitted 10 spaces for the entire building.  At that time there was no dance/yoga studio contemplated.  Mr. Liguori goes over the proposed parking areas.  With exception to improvements in the parking lot, there is nothing being proposed for the interior of the building as far as renovations.  The floors have all been redone.  The handicapped parking access is discussed.  There is no elevator in the building.  A possible chair lift is discussed.  Liz will speak with Bruce to confirm there will be no code problems regarding access.  
Mr. Liguori talks about the proposed lighting plan, and states that the Town Engineer is looking at this as if is being zoned with commercial standards, which would require approximately 12 light poles.  Mr. Liguori states that they don’t want light pouring out onto Baxter Road.  Mr. Liguori states that there will not be a lot of night use.  The lights will be shielded down and concealed inside.  Mr. Liguori states that neighbors Mr. & Mrs. Pantezzi will not want to see a lot of lighting.  Tim Allen states that they are trying to keep this residential, while understanding the need for lighting.

Liz talks about speaking with Bruce about the turning radius in the carriage house area.  Robert talks about the traffic turning onto Route 116.  Charles inquires about a retaining wall on the plan.  Mr. Allen states that it is drywall.  Mr. Allen talks about a memo from Hahn Engineering which suggested widening the entrance.  Mr. Allen states that they do not feel that is necessary.  Robert talks about the mean curve of the road.  Robert states that any additional use of the site entry will increase the likelihood of something happening.  Widening will not help.  Charles confirms that the use will be for a yoga/dance studio and gallery.  Charles talks about the special events discussed at the last meeting.  Mr. Allen states that special events will not take place.  Liz states that she will include language in the Referral Letter to the Zoning Board of Appeals regarding the special events.  Liz states that the Fire Commissioner’s will receive a set of plans as part of the Lead Agency Circulation, as will the Department of Health.  Liz states that Hahn Engineering is asking for turning maneuvers to be shown on the plans for emergency vehicles.  Robert talks about a fire the building had many years ago, and states that the fire department did not have a problem fighting it.
The septic system is discussed.  Mr. Allen states that they will provide an assessment of the septic system.  Mr. Allen states that there will be a minimal increase in use.  Mr. Allen talks about a ditch in the wetlands.  Mr. Allen states that the existing septic system is in the wetland buffer.  Liz states that usually Department of Health is listed as a Condition of Site Plan Approval, this is not a function of the Building Department.  Mr. Allen talks about the ditch and the septic system, he does not want to have issues with the Department of Health or the Department of Environmental Protection that are really unnecessary.  

Robert asks if there is a provision for the horses to ride through from Keeler Lane.  Mr. Allen is not sure, but he will look into it.

The Board does not have an issue with the proposed parking.

There is a discussion about a comment regarding the refuse container to be kept in the back parking lot.  Mr. Liguori states a concern about the garbage truck coming in through the back of the property to collect the refuse container contents.  Mr. Liguori states that neighbors may want to see the container in the front parking lot.  
There is a discussion about the proposed sign.  Liz states that there are photographs shown on the plan, we would need to see dimensions and colors.  Liz talks about the sign setback variance.  Liz states that she will need the numbers in order to prepare the Referral Letter to the Zoning Board of Appeals.  Roland talks about waiting to write the referral to the Zoning Board of Appeals until the Planning Board has completed their SEQR review.  Roland states that they do not want to get into a situation time and again.  Liz states that on Piedmont II Subdivision Walter Hutchins had a special request in the middle of the subdivision that had not been presented before.  Mr. Hutchins wanted to take ruins and build on them, which required a variance.  The Planning Board did their referral to the Zoning Board of Appeals.  The letter explained the procedure.  The Applicant may start with the Zoning Board of Appeals, the Planning Board has to finish their SEQR review, the Applicant is required to make an application to the Zoning Board of Appeals after the Planning Board does their SEQR Negative Declaration.  The Applicant obtains their variances and then will come back to the Planning Board for their Approval.  Up until now that has not been a problem.  With the Piedmont II Subdivision, the Applicant went in front of the Zoning Board of Appeals, and they voted on the variances instead of waiting for the Planning Board to provide their Approval.  Roland states that the Zoning Board is not comfortable with hearing a matter and then closing the Public Hearing and then months later opening it again.  Roland talks about making it the option of the Zoning Board of Appeals to put an item on their Agenda.  

Charles asks if there are any questions or comments.  There are not.

Chairman motions that the Planning Board Grant Waivers for the Requirement of Architectural Plans (floor plans and elevations), an Off-Street Loading Birth, Landscaping Plan, and Topography 50 Feet Beyond the Site, Determine the Site Development Plan and Wetland Permit Applications Complete, Set the Public Hearings for September 5, 2007 and October 3, 2007, Circulate for Lead Agency, Referral to the Zoning Board of Appeals, Architectural Review Board, Westchester County Planning Department, and Fire Commissioner’s.  Gary Jacobi seconds.  All in favor.  No opposed.

3.
Financial Report:

· July, 2007
Chairman motions that the Planning Board Approve the July, 2007 Financial Report.  Gary Jacobi  seconds.  All in favor.  No opposed.

4.
Next Meetings:

· Work Session – August 15, 2007 – cancelled
· Regular Meeting – September 5, 2007
5.
Resolution:

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