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Planning Board Minutes
__September 24th, 2019__


Those present at the September 24th, 2019 Planning Board meeting were:

Planning Board: 	R. Ferraro, Chairman, E. Andarawis, D. Bagramian, J. Jones, A. Neubauer, E. Ophardt, G. Szczesny
			T. LaSalle – Alternate Member  

Those absent were:    

Those also present were:	J. Scavo, Director of Planning
				W. Lippmann, M J Engineering and Land Surveying, P.C.
A. Morelli, Counsel
				P.  Cooper, Secretary

	Mr. Ferraro, Chairman, called the meeting to order at 7:00 p.m.  All in attendance stood for recitation of the Pledge of Allegiance.  


Minutes Approval:

Mr. Ophardt moved, seconded by Ms. Bagramian, approval of the minutes of the September 11th, 2019 Planning Board meeting as written.  Mr. Neubauer was absent from that meeting and abstained from the motion. The motion was unanimously carried.  

Mr. Ferraro stated that the July 9th, 2019 meeting minutes will be amended as a member of the public stated her address was listed incorrectly the minutes will include a discussion about the proposed 25’ buffer that was shown on the conceptual layout if and when there is a further subdivision of Lot 2 as part of the Crescent Woods proposed 4 Lot subdivision.


Public Hearings: 
None

Old Business:
None
New Business:

2019-043   Delmonico's Building and Parking Addition
   Applicant proposes to construct a 700 sf accessory building along with new parking spaces and a patio space on 1.86 acres, 3 Northside Dr, Zoned: B-4, Status: PB Concept Review SBL: 272.9-1-38.2 
Consultant: EDP      Applicant:   Delmonico’s Italian Steakhouse

Consultant/Applicant Presentation:
Gavin Vuillaume - EDP – Mr. Vuillaume gave a description of the history of the building, including the intention of the building to be a Starbucks, and then Delmonico’s taking ownership of the building and property from the prior owner. He described the previous changes made to the building such as enclosing the patio, and modifying the kitchen. Mr. Vuillaume stated that the applicant is now looking for 3 more modifications to the site. The modifications asked for a 700 sf building addition that will result in the loss of several parking spaces, a new 16’ by 36’ patio, in which 3 parking spaces will be lost, and a new parking lot at the location of the existing storm water management area.  The addition would move the main entrance of the building to enable better flow of waiting patrons and create more bar area. Mr. Vuillaume stated the new additions would have no effect on green space. Mr. Vuillaume also stated that the new parking area will affect green space. The proposal is for an additional 25 parking spots where the current storm water management area is located, with the storm water management area redesigned to be located below the proposed parking lot. Mr. Vuillaume stated he has spoken to Mr. Myers and he feels the stormwater can be managed in that manner. Total parking being proposed is 110 spots.

Staff Comments:

Steve Myers, Director of Building and Development issued a memo dated 9/13/19 stating:
· Green space, setback and buffer variance required
· Modification to SWPPP required due to removal of setting area and green space
· Modification to site plan for handicapped parking proposed
· [bookmark: _GoBack]SEAF #9 action should meet energy code

Sheryl Reed, Chief of the Bureau of Fire Prevention:
	No comments

Scott Reese, Stormwater Management Technician issued a memo dated 9/20/19 with the following comments:
1. Modification to the commercial site and the existing stormwater management practices may require updating the existing stormwater management report to meet the current NYSDEC SPDES GP-0-15-002 requirements including, meeting minimum Runoff Reduction Volume requirements and extreme storm events.

The Environmental Conservation Commission held a meeting on 9/17/19 and issued a memo recommending:
1. In keeping with the recommendations and goals of the Town Comprehensive Plan, the Applicant 
should retain existing vegetation to the maximum extent practical and/or the use landscaping and grading to provide visual and auditory buffering between the project and adjacent roadways or other properties. 

2. ECC requests the applicant to graphically show the remaining greenspace (eg through shading and/or
colorization) and mathematical calculations of the remaining greenspace.  


   
 Roy Casper of the Trails Subcommittee submitted the following comments for the Planning Board to consider in its decision making:
· The applicant should construct a 5 Ft. wide concrete sidewalk on the property boundary along Northside Drive from Fire Road to the eastern property boundary line.  This sidewalk segment is critical for pedestrian accessibility to the commercial businesses along Northside Drive.  The sidewalk would also provide a direct pedestrian connection to the Park and Ride vehicle parking lot on Fire Road with a crosswalk provided at this location across Fire Road. 
· A pedestrian route/walkway should also be provided from the proposed parking lot to the main entrance of Delmonico’s Restaurant.
Note: Recommended sidewalks/walkways may be considered linear open space in meeting the
site plan’s minimum green space requirements.

John Scavo, Director of Planning issued a letter dated 9/9/19 with recommendations he made:
1. The applicant should verify the existing 37% Greenspace Calculation shown on the proposed amendment.  The 2013-040 site plan amendment for the last addition, approved December 10, 2013, showed the remaining greenspace was 35.5%. 

2. The previous approved plan from Project #2013-040 had 97 parking spaces for 212 seats.  Pursuant to the Town Code §208-99(B), the parking calculations shall be 1 space for each 3 seats.  The applicant should note how many seats are proposed for the entire restaurant with the proposed addition. The applicant should also note how the greenspace is affected when comparing the addition to the existing calculation versus the proposed parking spaces.  The applicant should provide the total number of parking spaces, shown with the addition to meet the greenspace requirement (35%).   Basically, answer what the minimum scope of the addition would be to stay in conformance with the greenspace requirement. 

3. Add the following ZBA Variance Notes to the Site Plan.  These notes are also on the #2012-019 Delmonico’s Restaurant Site Plan approved June 27th, 2012, by the Clifton Park Planning Board:

          [image: ]
A referral to the Saratoga Co. Planning Board has been made for the proposed amendment and it will be considered at their September 19th meeting. It is anticipated the recommendation will be available for the Town’s Planning Board consideration at the September 24th meeting.

Professional Comments:
Walter Lippmann, P.E. of MJ Engineering in a letter dated 9/20/19 had the following comments:
State Environmental Quality Review

1. The Planning Board completed a SEQRA review for prior site plan applications for the parcel. The Planning Board could deem the current proposal as being consistent with the prior SEQRA findings or initiate a new SEQRA review. Should a new SEQRA review be initiated, based upon our review of Part 617 of NYS Environmental Conservation Law, the project appears to be an “Unlisted”. Assuming the Planning Board is to request Lead Agency status under SEQRA, the need to undergo a coordinated review is optional for an Unlisted action. Under a coordinated review, involved / interested agencies to be engaged may include, but is not necessarily limited to the following:
a. Saratoga County Planning: 239m referral due to the project's proximity to NY Route 146. 
b. Town of Clifton Park: Building permit and site plan approval
c. NY State Historic Preservation Office: confirmation of “no effect”

Additional agencies may be identified by the Town during its review of the project.

2. 	Part I.9 – The answer indicates that the proposed action does not meet the state energy code requirements. Reevaluate the answer to this question and if the action meets state energy code requirements, change answer to yes. 

3. 	Part I.12b – The answer indicates that the project site is located within or adjacent to an area designated as sensitive for archeological sites on the SHPO archeological site inventory. A “no effect” letter will be necessary and shall be provided to the Town.

4. 	Part I.13a – The response indicates that the site does contain regulated waters and/or wetlands that will not be altered or encroached upon. The 100’ wetland buffer should be clearly shown on plan to confirm location and that the action will not alter or encroach into any existing wetland.

5. 	No further comments at this time.
Site Plan

6. The project resides within the Town’s B-4, Highway Business District. In our review of Section 208-4 of the Town Zoning, the proposed expansion would be permitted under the prior approved principal use.

7. Per Section 208-99 of the Town Code, total parking required at restaurants shall be 1 for each 75 sq. ft. of customer service area (excluding kitchens and storage areas) or 1 for each 3 seats, whichever is greater.  Based on existing conditions, it would appear the minimum number of spaces required would be 71 spaces.  Please provide calculations based on the proposed building and patio additions. 

8. Consider moving the two (2) new handicap parking spaces to the existing parking lot to the west as the accessible space must connect to the shortest accessible route to the building entrance.

9. There should be confirmation that the anticipated water usage and sewer generation as a result of the additional seating does not exceed any permit thresholds imposed by other regulatory agencies having jurisdiction.

10. The plans need to indicate how roof drainage from the new building expansion will be collected and conveyed to the on-site stormwater management system.

11. It is suggested that the plans provide more detailed description of the materials of construction for the patio. At a minimum, construction details for the fence/retaining wall and patio surface finish would be appropriate.

12. Subsequent plans should include architectural elevations of the building with a listing of the materials of construction for review by the Planning Board.

13. Considering the plan submitted is conceptual in nature, we will reserve further comments until more detailed plans and reports are submitted. Subsequent submissions shall include information as outlined in Section 208-115 of the Town zoning specific to site grading, site lighting, erosion control and stormwater management to fully assess the design and its compliance to the applicable standards.

Public Comments:  
	No public comments.

Planning Board Review:
Mr. Ferraro – Reminded that several variances will be needed from the ZBA for this project to be able to move forward.
Mr. Jones asked how many seats would be added to the patio. Mr. Vuillaume stated the patio would add 27 seats.
Ms. Bagramian asked if any additional seats would be added inside the restaurant. Mr. Vuillaume stated that there would only be a few more seats at the bar added, the entrance is being moved for a larger waiting area.
Mr. Andarawis asked why the new parking is needed, and if Delmonico’s has spoken with Benson’s to have an agreement for parking. Mr. Vuillaume said it could be an option but Benson’s is open during busy dining hours which may rule out a shared parking arrangement. Mr. Jones asked about asking the gas station in front or the hotel next to them. Mr. Vuillaume stated they can always ask. Ms. Bagramian suggested a golf cart like the Delmonico’s in Albany, but the safety of it crossing the roadway is a concern. Mr. Ferraro suggested using the Park and Ride and looking at the Trails recommendation it would be beneficial to add a sidewalk. Mr. Vuillaume stated there may be concerns with lighting, safety and the distance from the Park and Ride.
Mr. Ferraro suggested only putting in one row of parking instead of two to keep green space. Mr. Vuillaume stated he would look at the sidewalk leading to the building and possibly could amend the application to include only one row for additional cars. If more parking is needed they can come back to the Board.
Mr. Neubauer stated that he does not feel that this project fits with the area, and the setback is 60 feet so it will be removing 6 more parking spots. Mr. Vuillaume stated the Town Center Zone changes are eventually coming and more walkways will be put in.
Mr. Jones stated he would like to see shared parking. Mr. Vuillaume stated that he would speak to adjacent businesses before asking for variances to exhaust other options first.
Mr. Ferraro asked for clarification on the proposed site plan since the plan had a note stating “Approx. Limits of Future Parking Area” but the parking is already in those locations.  

New Business:

2019-022   Anyaegbunam Route 146 Medical Office Amendment 
Applicant is requesting an amendment to the approved 2 story 3,000 sf base foot print medical office building approximately 6,000+/- sf total building with approximately 40 parking stalls to be modified for a one story proposed building. These changes include the limits of disturbance which resulted in a net increase of approximately .01 acres. Rt 146, Zoned: HM, Status: APPROVED                SBL: 269.-3-3                                                                                                                                                             To be reviewed by: MJE      Consultant: Lansing      Applicant: Anyeagbunam     

Consultant/Applicant Presentation:
Mike Bianchino – Lansing Engineering – Note the owner is proposing a change from a 2 story building to a 1 story building, the first floor footprint will increase from 4,000 square feet to 5,860 square feet, and the use will remain the same. Mr. Bianchino stated the wastewater will be relocated and green space will be 67% on the site. Building elevations have been provided and were developed to meet the Western Clifton Park Design Guidelines.

Staff Comments:

Steve Myers, Director of Building and Development issued a memo dated 9/13/19 stating:
· Detailed calculations should be provided showing how the amount of disturbances is only 0.01 acres more than previously. It is believed the disturbance will be more than 1 acre
· Previous comment regarding septic system and medical facility still applicable
 
Sheryl Reed, Chief of the Bureau of Fire Prevention:
1. Add 911 address of 1584 Rt. 146 to plans
2. Show location of fire hydrants.

Scott Reese, Stormwater Management Technician issued a memo dated 9/20/19with the following comments:
1. The culvert pipe & outlet from the catch basin #3 is within the sanitary absorption field expansion area.  The separation should meet required septic system design standards.

3. The plans show the SWPPP grading line area to be ±0.98 acres.  Since this is close to the 1 acre of disturbance required for stormwater quality and quantity controls an orange construction fence shall be shown on the plans to be installed prior to any land disturbance and surveyed to ensure that the project will be disturbing less than 1 acre

The Environmental Conservation Commission held a meeting on 9/17/19 and issued a memo recommending:
1. ECC has no comments

Roy Casper of the Trails Subcommittee submitted the following comments for the Planning Board to consider in its decision making:
· The applicant should consider providing a simple asphalt path from the proposed medical office building’s entrance driveway to the adjacent property to the south that is occupied by the U.S. Post Office.  This would provide a safe pedestrian route for office staff to access the Post Office.

John Scavo, Director of Planning issued a letter dated 9/9/19 with recommendations he made:
1. A referral to the Saratoga Co. Planning Board has been made for the proposed amendment and it will be considered at their September 19th meeting. It is anticipated the recommendation will be available for the Town’s Planning Board consideration at the September 24th meeting.

2. Since the building elevation was reviewed and approved to be in accordance with the Western Clifton Park GEIS Guidelines, the applicant was required to seek approval for the amendment to modify the building to a single-story structure.  From a Planning Staff standpoint there are no additional outstanding or technical issues to be addressed and the proposed modification still appears to honor building articulations, material type and color schemes previously shown and approved. 

3.  The area of disturbance increased by .01+/- of an acre and is still under the 1-acre threshold to meet the NYS DEC full SWPPP requirement.
 

Professional Comments:
Walter Lippmann, P.E. of MJ Engineering in a letter dated 9/20/19 had the following comments:
State Environmental Quality Review

1. No further comments.
 
General Comments

1. As noted in Comment 3 of our July 5, 2019 review, applicant has indicated they submitted the information to the CPWA and will forward approval once received.

Site Plans

1. Note 1 on sheet LMG-1 indicates roof leaders will tie into storm system at either CB1, CB1A or CB2; however no CB1A is identified on the plan.

As noted in Comment 18 of our July 5, 2019 review, once confirmed with the Fire Chief, indicate location of Knox box on plans

Public Comments:  
	No public comments.

Planning Board Review:
Mr. Ophardt asked how under an acre being disturbed is being presented as the building footprint has grown. Mr. Bianchino stated that the footprint has been adjusted and the grading has been changed to compensate for the larger footprint. To ensure no disturbance of the ground, Mr. Bianchino stated that they will be using orange construction fencing to mark where the ground can and cannot be disturbed. Mr. Ophardt stated he is concerned with such a small space between the do not disturb line and building location and the need for construction vehicles to maneuver in the area. Mr. Ophardt felt it will pose a problem with the undisturbed area being violated by soil disturbance.
Mr. Neubauer stated that a map needs to be provided to the surveyor and contractor to delineate the do not disturb area. Mr. Scavo stated that a reference point will be given and placed on the building permit. Mr. Scavo also stated that there should be signage to indicate the area of disturbance.
Mr. Ferraro asked what would happen if violations occur. Mr. Scavo stated that a notice of violation would be issued, a full SWPPP would have to be done if the disturbance exceeded 1 acre, a stop work order will be issued, and the plans would have to come back to the Planning Board to have the applicant address if additional mitigation was warranted. 
Mr. Neubauer asked if the foundation would be a slab or basement. Mr. Bianchino stated it would be a slab on grade. Mr. Jones stated that the project appears to have 15 feet on the north side and 10-12 feet to the east of the building to maneuver between the proposed building and limits of clearing, grading, and soil disturbance.

Mr. Szczesny moved, second by Mr. Ophardt, to waive the final hearing for this application for the site plan amendment review of Anyaegbunam Route 146 Medical Office Amendment, and to grant preliminary and final site plan approval amendment conditioned upon satisfaction of all comments provided by the Planning Department, Town Designated Engineer, and all items listened in the final comment letter issued by the Planning Department.
Ayes: 7	Noes: 0     The motion is carried.
Conditions: 
Limitations on frontage land disturbance articulated, banking of 4 parking spots. Create a phasing plan for all land disturbances, orange fencing must delineate the land for clearing vs. the undisturbed land. Mr. Scott Reese will do a site visit to visually inspect if the disturbed area is consistent with the approved plan. The approved amendment is bound by all other covenants, conditions, and restrictions to the original site plan, outside the scope of this amendment.

Discussion Items:
2019-044   940/942 Route 146 Professional Park Expansion   
Applicant proposes to redevelop the properties at 940 and 942 NYS Route 146.The Capital Care Pediatrics building will remain and the existing parking lot will be expanded.  The Play Care building will be demolished and relocated to a new 11,000 sf building, located at the rear of 940 Route 146. The Sara Marie School building will remain and the parking lot will be expanded. The new parking areas will provide for improved circulation.  Project also includes parcel 271.-4-11.   This is a discussion item for a recommendation to the Zoning Board of Appeals, 940 Rt 146, Zoned: B-1, Status: PB – Discussion                                                                              SBL: 271.-4-11 To be reviewed by: MJE     Consultant:  EDP        Applicant:  Winfield Company, LLC    

Consultant/Applicant Presentation:
Joe Dannible – EDP – Current existing park has a medical office, a school, and an after school facility. The applicant is asking to expand the facilities, looking for an additional building to be constructed at11, 000 square feet to move forward with the expansion and demolition of the existing Play Care Building. Mr. Dannible stated that currently, building zoning restrictions keep size of the buildings smaller to a maximum of 4,800 square feet each. Currently there are several vacant buildings along Route 146, similar to the ones being proposed to expand due to limited allowable use. The Applicant is seeking to keep the businesses on the site instead of additional vacant buildings due to tenants relocating because the zone cannot accommodate their growth and success. The facility has a large number of children belonging to employees of Shenendehowa Schools, keeping this here is optimal due to this. The buildings are going to be rotated so that they are more accessible to buses that come to the school and child care center, in addition to a drop off section, emergency vehicle access, and for parent pick up and drop off. The expansion is for both The Sarah Marie School and the Play Care After School Center to remain on site and grow. The expansion would give the school a cafeteria area and a gym, while keeping everything in one building instead of 2 to make the buildings more secure for children. The parking lot will expand for the school and the medical office building. The medical office has already obtained an area variance to expand, that carries with the land.

Staff Comments:

Steve Myers, Director of Building and Development issued a memo dated 9/13/19 stating:
· Variances submitted but put on hold until the concept reviewed by planning

Sheryl Reed, Chief of the Bureau of Fire Prevention:
1. Need more information

Scott Reese, Stormwater Management Technician issued a memo dated 9/20/19 with the following comments:
1. Consider maintenance access and safety features for the southern stormwater management area south of the proposed childcare building.

The Environmental Conservation Commission held a meeting on 9/17/19 and issued a memo recommending:
1. The ECC concurs with the applicant that the percentage of increase is substantial.  The magnitude of the variances requested are so disapportionate and incompatible with the character of the surrounding community, excluding the Shenendehowa School Campus, that this request should be denied.  Courts have recognized that there is often a direct relationship between the percentage of deviation of the zoning requirements and the impact of the variance on the community. Note: the Shenendehowa School District is not subject to Town of Clifton Park Zoning Code and therefore reliance upon the proximity of the Shenendehowa School Campus is not valid justification.

2. Per article IV B1 is intended to preserve the infrastructure of the transportation system along NYS146 by limiting density and thereby reducing the traffic impacts associated with high density uses.

Roy Casper of the Trails Subcommittee submitted the following comments for the Planning Board to consider in its decision making:
	No comments

John Scavo, Director of Planning issued a letter dated 9/13/19 with recommendations he made:
1. The Zoning Board of Appeals has recommended the applicant receive a recommendation and feedback from the Planning Board regarding the proposed site plan layout and area variances required to achieve the design.  
2. Area Variances: When one or more aspects of a project do not comply with the physical or dimensional restrictions in zoning regulations, an area variance is necessary in order for the Planning Board to approve the site plan application. When reviewing this area variance request, the Zoning Board of Appeals has requested that the Planning Board provide a written recommendation concerning the proposed variance.
3.  The attached summary sheet is provided to help the Planning Board Members in their consideration of the sketch plan site layout and area variances requested by application to the Zoning Board of Appeals.
4. The applicant should address if it is possible for the property owners to consolidate both parcels into one. If this was to be done, note the area variances that would then be eliminated from the requested.
5. The narrative refers to the new building for the Sarah Marie School to be 15,000 sq.ft., however the site plan reflects 14,000 sq.ft..  Please clarify the requested building size.
6. The applicant should provide parking calculation information within the site statistics table in accordance with $208-99(B) of the Clifton Park Town Code. Note the total number of existing spaces to proposed space and the minimum spaces required based on the proposed and existing uses within the site.
7. One of the five factors considered in the area variance balancing test applied by the ZBA includes:  
Whether the benefit sought by the applicant can be achieved by some method, feasible for the applicant to pursue, other than an area variance.  
To evaluate this factor, the applicant should show a sketch plan development layout for the site that is code compliant.  The Planning Board in its recommendation should consider alternatives open to the applicant that are lawful under the zoning.  It is understood that the school and daycare facilities are permitted uses within the zone.  a factor to consider is whether a strict interpretation of the zoning code on building square footage for these permitted uses create an undue burden (breaking the uses within separate smaller buildings that comply with the square footage requirements).
8. The project appears to sustainably increase the amount of surface parking and impervious surface.  With the presence of sandy soil conditions on site, the applicant should explore green infrastructure techniques such as porous pavement for the project.

Professional Comments:
Walter Lippmann, P.E. of MJ Engineering in a letter dated 9/29/19 had the following comments:
State Environmental Quality Review

1. SEQRA must be completed prior to action on the variance requests.

1. Based upon our review of Part 617 of NYS Environmental Conservation Law, the project appears to be an “Unlisted” action. If the Zoning Board of Appeals is to request Lead Agency status under SEQRA, the need to undergo a coordinated review is optional. 

1. A short environmental assessment form is required for Unlisted Actions.  However, a full environmental assessment form may be requested by the Lead Agency.

1. The Zoning Board of Appeals, if acting as Lead Agency, must evaluate Part 1 of the environmental assessment form (EAF) and complete Part 2 and 3 of the EAF.  If no significant impacts are identified during the SEQRA review, a Negative Declaration may be issued, and the variance request can advance in the review process.  If significant impacts are identified, a Positive Declaration may be issued resulting in the requirement for an Environmental Impact Statement (EIS) prior to review of the variance requests.

1. Note: A SEQRA Negative Declaration does not automatically equate into an approval of a variance request.  The Zoning Board of Appeals must still apply the use variance and area variance criteria to each request.

Site Plan

1. The project is located within the Town’s Business Nonretail (B-1) zoning district. The proposal for a mixed-use professional park is a permitted use within the B-1 District as noted in Section 208-32 of the Town’s Zoning.

1. In our review of the concept plan submitted, it appears that there may be an additional instance where the bulk lot requirements are not satisfying the minimum requirements set forth in Section 208-33 and 208-35 of the Town’s Zoning.
6. Lot coverage. Buildings, parking areas, including maneuvering areas, stormwater retention areas and other site amenities that are an integral and necessary part of the use shall not occupy more than 50% of the total lot area. Performing a quick calculation, it appears the coverage exceeds 50%. This should be verified. Confirm the amount of greenspace being provided to ensure conformance to Section 208-65(B) of the Town’s Zoning.

1. Update the site statistics table to account for the special setback requirements from Route 146 as defined in Section 208.98 of the Town's Zoning.

1. The project will disturb more than 1-acre of land. As such, it will be subject to the NYSDEC Phase II Stormwater Regulations and General Permit GP-0-15-002. Therefore, a full SWPPP will be required that addressed water quantity and quality controls. As the project proceeds through the Town’s regulatory review process, a fully conforming SWPPP shall be provided for review.

1. It is recommended that a traffic impact study be completed that assesses peak hour vehicle trips, site distance at the project entrance as well as accident data within the project vicinity. 

1. Provide the breakdown between the proposed uses in order to provide a summary of the basis in determining the number of parking spaces are meeting the requirements of Section 208-99 of the Town Zoning. Based on this information the required ADA accessible parking spaces can be determined.

1. Considering the plan submitted is conceptual in nature and for variances purposes, we will reserve further comments until more detailed plans and reports are submitted. Subsequent submissions shall include information as outlined in Section 208-115 of the Town zoning specific to site grading, site lighting, architectural renderings, erosion control and stormwater management to fully assess the design and its compliance to the applicable standards


Public Comments:  
	No public comments.

Planning Board Review:
A discussion on the topic took place after the applicant's presentation. The following summary was the result of voting Planning Board members as well as the comment given by Ms. LaSalle, the non-voting, alternate member present tonight.
Denise Bagramian - No – Land use regulations are made in accordance with the Town’s Comprehensive Plan. The assertion that the B-1 Zoning is archaic and doesn’t fit with the market demands for private schools should be remedied by way of an update to the Comprehensive Plan. Such support for an update then provides a rational basis to amend the B-1 Zoning Requirements.  
Emad Andarawis - No - The request for relief is out of context of the intended B-1 Zone’s intent. However, it is acknowledged that the services by the permitted use within the zone have a need for expansion. 
Andrew Neubauer - No – The maximum square footage as prescribed by the B-1 Zoning District has provided a rational basis for how the Route 146 Corridor looks and functions within this section of the Town. A major change in scale to that context will negatively affect the desired vision of the Town’s Comprehensive Plan. 
Rocco Ferraro - No – The significance of the variance requested for relief is substantial and there is a strong concern that by approving this variance, a precedent is being set that will make it difficult to deny similar applications coming before the ZBA in the future resulting in a change in the character of the Route 146 corridor and the intent of the B-1 Zoning District. In addition, the site layout particular to parking along the front of the building is out of character for what the community is trying to achieve.
Eric Ophardt - No - While acknowledged that there is need for such facilities within the Town, the size and scale for which the variances are requested are substantial. The Comprehensive Plan created a blueprint for the future development and preservation of the Town. Zoning provisions once adopted, assist with achieving that vision, and can be amended by the local legislature. Therefore, it is recommended that the Town potentially explore an update to the B-1 Zoning District’s goals and objectives with a potential to then amend the B-1 Zoning Ordinance to be consistent with an updated vision for the zone.
Jeffery Jones - No – The Character of the B-1 Zoning District should be preserved through the enforcement of the code requirement of no individual building to exceed 4,800 sq.ft.. The size and scale of the area variances requested are an egregious act to the B-1 Zoning District’s intent. 
Greg Szczesny - No – While the applicant’s design professional did an admirable job of presenting the materials and justifications on the property owner’s behalf, the solution if systemic to the B-1 Zoning Requirements lie’s with the legislative body to address with an update to the Town’s Comprehensive Plan and subsequent land use regulations. 
Teresa LaSalle (Alternate Non-Voting Member) – In agreement with the comments and feedback recommended to the ZBA from her colleagues this evening. It was pointed out a substantial area variance was already approved for the property with a building constructed well above the 4,800 sq.ft. threshold and any additional relief would further put the property out of character with the intended B-1 Zoning District’s intent and vision. The Comprehensive Plan should be upheld through strict interpretation of the zoning code with relief granted on a case by case basis to provide the minimum relief necessary for a project to move forward.

Mr. Szczesny moved, seconded by Mr. Neubauer, adjournment of the meeting at 9:26 p.m.  The motion was unanimously carried. 

The next meeting of the Planning Board will be held as scheduled on October 8th, 2019.



							Respectfully submitted,

Paula Cooper
							
							Paula Cooper, Secretary
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YARD PARKING SETBACK ON THE NORTH SIDE OF LOT 3
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Off-street parking and automobile storage space.

permits are to be filed. Such parking areas are to be kept free of obstruction and unsightly objects. Intersections of

parking areas with sidewalks or street pavements must be made in an approved manner. Provisions must be made for the

adequate drainage of parking areas.

B. Requirements.

(1) Parking requirements shall be as follows:
[Amended 5-14-2007 by L.L. No. 3-2007]

Use
Apartment houses
Automobile service station

Auditoriums, churches, theaters or other similar places
of assembly

Bowling alleys
Clubs and restaurants

Funeral homes

Hotels/motels

Light industrial uses

Medical/Dental offices

Office buildings other than medical or dental
Public swimming pools

Recreation establishments, exhibit halls or other similar
places of assembly

Residences

um Parking Spaces Required
13 per apartment

1for each gas pump, 3 for each grease rack, plus 1 for every 2
employees on the maximum working shift

1for each 4 seating spaces

4for each alley (lane)

1for each 75 square feet of customer service area (ie, all area
other than kitchen and storage) or 1 for each 3 seats, whichever
is greater

1 for each 60 square feet of space available for public use or 1
for each 3 seats, whichever is greater

15space per rental room or unit, plus 1 space for each 2
employees regularly employed on the premises

1for each 500 square feet of gross floor area or 1 for each 2
employees on the maximum working shift, whichever is greater

1 for each 150 square feet of gross floor area but not less than 3
per practitioner

1for each 300 square feet of gross floor area
1for each 40 square feet of pool area, excluding wading pools

+for each 200 square feet of gross floor area

1for each dwelling unit, plus 1 for each 100 square feet of floor
space devoted to approved home occupations
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