North Salem Planning Board Minutes

February 20, 2008
7:30 PM – Annex
PRESENT:

Cynthia Curtis, Chairwoman



Bernard Sweeney, Board Member




Robert Tompkins, Board Member




Gary Jacobi, Board Member

ABSENT:

Charlotte Harris, Board Member



Roland Baroni, Town Attorney (not required to attend)

ATTENDANTS:

Salem Hills Health Care Center:
Daniel Gallagher
Chairwoman Cynthia Curtis, calls the February 20, 2008 North Salem Planning Board Meeting to order.

PRE-APPLICATIONS:
1.
Salem Hills Healthcare Center: (Owner: Mokray Acquisition, LLC / Location: 537 Route 22)

Daniel Gallagher
Discussion of Pre-Application Regarding Expansion/Renovation to the Existing Day Rooms & Nursing Stations.

Daniel Gallagher of Optimus Architecture, is here tonight as the Agent for Mokray Acquisition, LLC.  Mr. Gallagher states that they are proposing an expansion and renovation to the existing nursing home.  The renovation area includes an approximately 2,031 square foot first floor which would be located over the current first floor addition.  We are adding an approximately 1,135 square foot of floor space to each floor.  Cynthia confirms that they are adding two floors, not three.  Mr. Gallagher states that they are not adding any more beds.  There will be an approximate 317 square feet of a new overhang.  Cynthia states that they are proposing to build on top of an existing footprint.  Cynthia asks Mr. Gallagher if they are proposing to come out a little bit.  Mr. Gallagher states that they are coming out approximately 2 foot 6 inches due to structural purposes.  Cynthia confirms the first floor is an entry way, and the second and third floors will have more nursing stations and day rooms.  Cynthia asks Mr. Gallagher how he calculated the height, because there is a 35 foot limit.  Mr. Gallagher states that the entry on the first level will be below grade in the back.  Mr. Gallagher states he read somewhere in the zoning about averaging the grade and the top of the roof.  Cynthia suggests Mr. Gallagher confirm this with the Building Inspector, but she believes that the way to calculate the height is to look at the base line of the front wall, and that is the grade you work from.  When you get to the roof area, you may take the mean between it.  It is not an average of the parameter of the building.  Cynthia states that she believes this had an approved Site Plan when it was first built, so that should be found, as well as an as-built.  Mr. Gallagher should check with the Building Department to see they have an as-built in their files.  It is important that we build off of that, as there may have been changes that were made to the site over the years which were not entered onto that Site Plan.  Cynthia states that she has noticed a change in the lighting for the better over the years.  When driving on I-684, the big orange glow up towards the property is not as intense as it used to be.  Cynthia states that Mr. Gallagher does have to go through a Full Amended Site Plan, and concentrate on the details of the addition.  You may discover that there are elements to the Site Plan that were changed over the years, and not addressed, we will have to get to a baseline.  Mr. Gallagher states the facility was able to locate a Site Plan from 1974, which is not current to what is shown on the aerial photographs.  Cynthia states that the Planning Board will start the inquiry, she is not sure if this was a Special Permit of the Board of Appeals or Town Board.  Cynthia states that when the Sewer Treatment Plant was being done, she pulled the Resolutions of Approval.  We will see if there is a Planning Board Site Plan.  If we don’t have anything, we will ask the Building Inspector.  Cynthia states that at some point they will need to go to the Architectural Review Board.  It looks like in general you are adding nice elements of details.  The exterior surface is discussed.  Mr. Gallagher states that currently it is brick.  The new addition will be cement and clapboard siding.  Cynthia states that they don’t have to go to the Architectural Review Board until the end of the process, but may want to meet with them sooner rather than later.  Cynthia believes Mike Palma is the Chairman.  Cynthia states that Mr.Gallagher will need the full Site Plan Application Packet.  Mr. Gallagher asks if there is a reason why they need to go through full Site Plan Approval.  Cynthia states that they do not qualify for a waiver due to the size of the addition.  Cynthia states that due to the deviations from the previous Site Plan Approval, it would be prudent to have a Site Plan approved that represents what is currently there today.  Cynthia states that the only issue with zoning would be that this is a pre-existing lot that does not meet the 10 acres. 
Lizer Jozefovic owner states that he purchased the facilities about two years ago.  Up at Salem Hills we are finding that when these facilities were built approximately 20 or 30 years ago, they were not expecting more than 10% of the population in to be in wheelchairs.  Therefore, the previous dayrooms built were very tiny.  There is just not enough room.  The people are not just walking in, they are being wheeled in and staying for longer periods of time.  This idea came into our heads, and will change the lives of our residents.  Thank you for your time.  
Cynthia confirms that while driving up I-684, Salem Hills is what is seen up on the hill.  Cynthia confirms that no additional lighting is being proposed.  The street lights coming up the driveway are NYSEG.  In 2000 the lights were changed to a whiter light fixture.
REGULAR MEETING:

2.
Site Visits:

· Salem Hills Subdivision
· Salem Hunt

The Board confirms the Salem Hills Subdivision Site Visit will be held February 23, 2008 @ 10:00 a.m.  The Board will meet at the bottom of Oak Ridge Road about 500 feet up on the left-hand side near the farm road.
The Board confirms the Salem Hunt Site Visit will be held on Saturday, March 22nd @ 10:00 a.m.  The Board will meet at the town recreation facility near Kingsley’s.

3.
Training Requirements:

Cynthia states that a New York Law was passed last year making the requirement for training a minimum of four hours per year.  The Town Board hasn’t set what the Planning Board training should be.  Cynthia thought that the Planning Board would jump ahead and suggest to the Town Board what they would like to see for some of the requirements. To some extent the training may be done online, if the Town Board agrees.  Cynthia states that MDRA has done four different sessions of training two of which interested her.  Hilary would be at all four of them.  There is one on SEQR and one on Site Design Standards.  If we had an hour or two of their presentation on Site Design Standards, that could count as training, which could lead into whether or not we want to make any amendments for our Site Design Standards.  Cynthia asks how they feel about MDRA coming in for training.  Robert states that he has attended a number of sessions at Pace University and he prefers that instead of online training.  Cynthia will e-mail the Board some of the internet sites.  Cynthia states that the New York Municipal Insurance has an excellent website, NYMIR.org.  Their tutorial on zoning is excellent.
4.
Steep Slopes Legislation:

Cynthia states that we need this legislation.  The Planning Board had drafted a document a few years ago along with the Land Disturbance Law.   Cynthia states that the Board should bring it back.  Robert states that the Draft went over to the Town Board, and it did not come back to the Planning Board.  Robert states that would be a question for Roland.  Cynthia states that she found one file with Liz’s notes, and will look online.  Gary stated that he believes the Board did not want to go too far down the road at the time where there was not a lot of precedents, and we wanted to leave ourselves flexibility regarding the steepness.  Hilary is not here tonight because she was not feeling well.  Hilary had previously stated to Cynthia that Lewisboro wrote impressive legislation, and Hilary will obtain a copy of it.  Cynthia will have more compressed information for the next Work Session. 
5.
Minutes:

· December 5, 2007
· December 12, 2007
· January 16, 2008
Gary Jacobi motions that the Planning Board Approve the Minutes for December 5, 2007, December 12, 2007 and January 16, 2008.  Bernard Sweeney seconds.  All in favor.  No opposed, except Robert Tompkins votes no on the January 16, 2008 Minutes, as he has not had a chance to review them.  Cynthia states that if Robert finds something, let us know, and we will make the correction.
After the motion, Cynthia has a question as to what was considered when the Board granted a Waiver of Site Development Plan on December 5th to Don Russell for improvements to his parking area.  Cynthia states that at the corner of Fields Lane and Hardscrabble Road there are two houses in the Research Office Zone.  Kenneth Thomsen, a contract vendee, is considering purchasing the property, and bringing over his business.  First he described it as his office.  When he came to the meeting and described it more fully, it is more than just an office, it is a contractor’s business.  He will have to store his equipment and park his vehicles.  The Research Business and Professional Office Zone does not include contractor’s businesses.  Cynthia states that she sent the Pre-Application over to Hilary so she may come back to us with a discussion of the use, as it might have to stop right there.  Cynthia states that she was a little concerned because Don Russell’s property is also an office, with the parking lot being used for the equipment associated with the office.  Cynthia wanted to know if the Board discussed the use in this case.  She may have to go to Bruce and get a better clarification of the use.  The Board waived the Site Plan Approval for a parking lot associated with construction management services.  Cynthia is concerned this is a contractor’s zone.  Cynthia would like to know what type of equipment the Board thought would be parked in the lot.  The details are not in the minutes. Robert states that Don Russell is a realtor who does a lot of land clearing and mowing.  He has a few tractors. Gary thought the parking was for clients visiting the realtor’s office.  Robert states that Mr. Russell already had personal vehicles parked there for a long time.  Gary states that we need to be consistent.  Gary does not recall anything about construction vehicles.  Robert states that it is equipment associated with the office.  Robert believes that means cars.  Cynthia states that the record will show that the Board understood the parking would be for cars.  At the next meeting we will be provided with clarification from Hilary.  
Gary asks Cynthia why Hilary was to be here tonight.  Cynthia states she wanted Hilary here for the Salem Hills Healthcare Center Pre-Application.  Cynthia states that she originally thought that she could handle all of the Pre-Applications and Lot Line’s herself, and as she was moving very quickly through the files, she was a little overwhelmed.  As it turns out, Cynthia believes we will be fine with the Pre-Applications.  Cynthia states that in the future we will be sending all of the Pre-Applications to Hilary, and Cynthia will consult with her prior to our meetings.  Hilary will be attending all of our Regular Meetings, and some of the Work Sessions as we review legislations.

Cynthia states that the next meeting will be full.  Robert states that Charlotte Harris will be a nice addition to the Planning Board.  

Gary asks Cynthia if she has any further information on the accessory apartments.  Cynthia states that she and Paul Greenwood had a meeting with Jerry Mulligan of the Westchester County Planning Department.  We talked about affordable housing in general, as well as our requirements, and in what cases the County may help us with funding.  The main subject of the discussion from the Supervisor’s point view was the rigidity of making the qualifications of 2 ½ times the mean income of the County employees.  We have been using North Salem, which is a higher number.  If we want to get assistance from the County, we are going to make sure we use 2 ½ times the County salary.  Cynthia states that there are differences for each bedroom count.  Cynthia states that Ed Burroughs is going to assist us with whatever resources we need.  The County will send us some sample legislation.  Cynthia states that if people are willing to put a 20 year deed restriction, we could count the accessory apartment one for one.  If we don’t get the deed restriction, but some other condition, we might be able to count two for one.  Gary states that he is not sure what the difference is between accessory apartments and apartments.  Gary is concerned from a legal standpoint about the Town taking credit for accessory apartments, as far as issuing certificates of occupancy and certifying that these are livable uses.  Cynthia states that right now all accessory apartments have to be approved by the Zoning Board of Appeals.  Cynthia would like to have the Zoning Board of Appeals to ask Applicants if they are willing to consider having their accessory apartment count as a unit within the Town’s Affordable Housing Plan.  Gary asks if we would have to issue a Certificate of Occupancy.  Cynthia states that there would be an annual reporting that the person living there would qualify under the income level.  Cynthia states that there are a lot of organizations such as A-Home, working to get more units in because the way the Board of Health counts units for septic is by kitchens.  They are building central kitchens.  Hot plates and microwaves are allowed in the individual rooms. There are common kitchens and common dining areas.  Gary states that the Board of Health may have realized that the septic fields were not adequate for the amount of plumbing going into the units.  Cynthia states that this is a housing style that is working.

6.
Next Meetings:

· Regular Meeting – March 5, 2008
· Work Session – March 19, 2008
7.
Resolution:

Cynthia motions to adjourn the Planning Board Meeting.  Robert Tompkins seconds.  All in favor.   No opposed.
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