
 

Town of Claverack  

Zoning Board of Appeals 

P.O. Box V 

Mellenville, NY 12544 

Minutes: March 26, 2014 

APPROVED 4/23/14 

 

 

Chairman Frank Clegg called the March 26, 2014 meeting of the Town of Claverack Zoning Board of Appeals to 

order at 7:30 p.m. 

 

Members in attendance were: Chairman Frank Clegg, Steven Melnyk, Kim Keil, David Graziano, Chris Post, 

Oliver Milot, engineer Paul McCreary, and secretary Jodi Keyser. 

 

Correspondence: none 

 

Members reviewed the draft minutes of the combined November/December meeting held on 12/11/13. Minor 

change was made.  

Motion to approve the minutes of the 12/11/13 meeting was made by Kim Keil with a second from David Graziano. 

All members were in favor. Motion carried. 

 

NEW APPLICATIONS for 12/11/13: 

 

Chairman Frank Clegg informed the members of the Zoning Board of Appeals and the audience that the Town 

Board has appointed a Special Counsel to review the Pine Haven application.  Chairman Clegg continued that Mr. 

Baker was also the Special Counsel to represent the Town of Claverack with the Ginsberg Site Plan application and 

he needed to attend the joint Town of Ghent and Town of Claverack Planning Board meeting at the Town of Ghent 

therefore the Pine Haven application will be an informal presentation. 

 

Pine Haven Nursing Home/County of Columbia Variances: Tax Map #(SBL) 113 . – 1 – 20 . 110 Located at 

201 NYS Rte. 217 Philmont, New York.  

Variances for building size, height, and setbacks for the construction of a new 128 bed skilled nursing facility. 

Columbia County Engineer Dave Robinson and Jeff Budrow, Site Engineer from Weston & Sampson Engineering 

were present for the application. Mr. Robinson informed the ZBA members that Columbia County has been 

researching options for the county run Pine Haven Nursing home since 2009 and in early 2013 they started to begin 

a planning process. Mr. Robinson explained that the proposed site is directly next to the existing nursing home. The 

proposed building will be a two story with a lower level mostly below grade. Mr. Robinson continued that the 

current nursing home is 56,000 square feet and the proposed nursing home is projected to be 115,000 square feet 

and the current nursing home can accommodate 120 patients with the NYS DOH approving the new nursing home 

able to accommodate 128 patients. Mr. Robinson stated that the 8 additional beds will bring in additional capital to 

increase savings. Mr. Robinson informed the Board that the size of the building will require an Area Variance 

because the TOC Zoning regulations allow for only 10,000 square feet for this type of building. Mr. Robinson also 

informed the Board that they will need Variances for setbacks one along the property line between the dentist office 

and the county property that is required to be 50 feet but is only at 23 feet and one along the front which is required 

to be 80 feet but will be 65 feet. Mr. Robinson explained that the height of the building will also require a Variance 

because the allowed height is 35 feet maximum and the proposed height will be closer to 55 but may be a little less 

without the proposed lanterns. Mr. Robinson continued that even without the lanterns the height will still exceed 35 

feet. Chairman Clegg asked Mr. Robinson what type of water and sewer will be used and if the new much larger 

nursing home would be a double load on the sewer and water system. Mr. Robinson informed the Board that the 

County has met with the representatives from the Village of Philmont since 2007. Mr. Robinson continued that the 

residents of Village of Philmont were adamant that the county nursing home remain in the village and that the 

Village of Philmont would be willing to partner with the County and provide water and sewer to the site. Mr. 



Robinson informed the Board that the repurposing of the current site is still undecided but it would not be used as a 

second nursing home. Mr. Robinson continued that the County may sell the building to a private investor but the 

county could not use it for a second nursing home and the county is not allowed to run an assisted living facility 

because they are only private pay clients. Oliver Milot asked Mr. Robison if the current nursing home is planned for 

demolition. Mr. Robinson informed the Board that the narrative is incorrect and the current nursing home will 

remain as is. Mr. Robinson continued that the narrative is speaking of the old sanitarium that is on the site and that 

building will be raised for the new structure. Steven Melnyk asked if the county is considering using the current 

building for a Veteran’s center. Mr. Robinson stated that the building may become a Veteran’s center but it would 

not be controlled by the county. Mr. Melnyk asked what the condition of the current building and mechanics are 

like. Mr. Robinson stated that most of the mechanicals in the current nursing home are in need of replacement soon 

and the building itself is usable with some work but it has out aged as a nursing home. Jeff Budrow reviewed the 

plan for the members of the ZBA and details of the proposed design. Mr. Budrow explained that the engineers 

decided to go with a two story building with ancillary areas for meetings and trainings. Mr. Budrow continued that 

the design is more home based instead of a hospital type setting to make patients feel like they are in their own 

home. The design is set up as neighborhoods and communities. Mr. Budrow continued that the proposed entrance 

will be very close to the existing entrance. Parking spaces will be 130 – 135 with handicapped but this is still in the 

planning stage and could be adjusted if needed. Mr. Budrow informed the Board that the plan shows the existing 

James Van Deusen fire training tower on the plan but the tower may be moved to another location still being 

decided. Mr. Robinson informed the Board that he has had conversations with the CC Fire Coordinator and they 

both feel that this would be a good opportunity to move the training tower to a different site. Mr. Robinson 

continued that moving the tower would allow for better stormwater planning. Mr. Budrow informed the Board that 

the proposed nursing home will tie into the Village of Philmont water and sewer systems, have sprinkler system 

throughout and a storage tank which is still in the design stage and hydrants will be placed throughout the property 

for fire protection. Mr. Budrow informed the Board that the septic system will be a gravity fed system and the 

county will enter into an agreement with the Village of Philmont for drinking water and waste water. Mr. Budrow 

continued that the mechanics for the building will be hidden within the roofing with vents. Mr. Budrow continued 

that the building will have 3 elevators. Mr. Budrow will bring revised floor plans to the next meeting. 

David Graziano asked if the county has received CON approval. Mr. Robinson stated that the county has an 

approval letter. David Graziano then asked if the current nursing home is running at approximately 89% of capacity 

for the 120 beds then why was a new building approved for more beds if the current beds aren’t even full. Mr. 

Robinson stated that during the review by the NYS DOH the percentages of full beds was up but they fluctuate. Mr. 

Robinson continued that Medicaid patients are a part of the approval process and allow for the reimbursement from 

the state and that many private nursing homes do not accept Medicaid. Mr. Robinson informed the Board that the 

current nursing home is modeled after a hospital setting and the proposed nursing home will be a more progressive 

model with a homey atmosphere with modern amenities that will allow patients to live close to the same lifestyle as 

in their own home. Steven Melnyk asked if there will be security measures on the entrances. Mr. Robinson stated 

that some level of security will be used at each entrance but that is in the design stage also. David Graziano asked if 

the application is being reviewed by the TOC Planning Board for the Special Exception. Mr. Robinson answered 

yes. Kim Keil stated that she met with the dentist next to the proposed building and he is not happy about the 

proximity of the building but feels that he can’t do anything about it and he doesn’t want to make trouble. Ms. Keil 

continued that the dentist has worked very hard to build a very successful business in the village, town and county 

and she would not want him to feel like he is being pushed out of his property. Ms. Keil suggested that the county 

may want to work with the dentist to possibly create an area that he could use for parking for his business. Mr. 

Robinson agreed that the county would like to work with the dentist and they are looking for a possible 2
nd

 

emergency access through his property which might work for parking also. Mr. Budrow explained that this is not 

the final plan. Kim Keil asked if the plan could include sidewalks from the nursing home to the village. Mr. 

Robinson agreed that sidewalks would be a nice addition but the county cannot provide or fund off site projects to 

keep costs as low as possible. Mr. Robinson informed the Board that the CC Board of Supervisors are still not 

100% on board with the proposal. David Graziano asked if the costs for the proposal are still within CON approval. 

Mr. Robinson informed the Board that the CON approval is for $30,000,000.00 and the proposal is currently 

showing $32,000,000.00 about $2,000,000.00 over the bed cap but he hopes to get the costs down within the 

approved amount. Steven Melnyk asked what the cost will be back onto the taxpayers and county. Mr. Robinson 

answered that if the nursing home were running at 100% occupancy rate with 75% Medicaid and 25% private pay 



the cost to the taxpayers would be $150,000.00 per year. Mr. Robinson suggested that the Town of Claverack 

engineer review the plans and make comments for them to address and set public hearing a couple of months out. 

Mr. Robinson informed the Board that he is under a deadline but already knows that he will need to apply for an 

extension of the approval. Chairman Clegg asked if the CC Board of Supervisors have approved the plan. Mr. 

Robinson informed the Board that in 6/2013 the CC Board of Supervisors granted a resolution to approve $1.2 

million to fund the design process but not the entire proposal or the awarding of bids. Steven Melnyk asked if there 

are any current operational issues i.e. reimbursements that might make the cost more or less. Mr. Robinson stated 

that he is not sure what the costs are to operate the current nursing home and if it is losing or making money is 

unknown but he is pretty sure that at the end of the year the nursing home is in the red but not as much as other 

neighboring county run nursing homes. Steven Melnyk then asked if the new operations of the new nursing home 

will be less costly to the taxpayers. Chairman Clegg added that the county should stop throwing money away like 

the purchase of the former Ockawamuk school building. Mr. Robinson informed the Board that the county could 

have used the Monroe decision and not even bring this plan for TOC Planning and ZBA approval so that it 

wouldn’t get bogged down or perceived a not needed because that would make it much harder to get the CC Board 

of Supervisors on board. Mr. Robinson informed the Board members that if the TOC Planning and ZBA are in 

favor of the project then it will be easier for him to make the argument to the CC Board of Supervisors. Jeff 

Budrow added that the Village of Philmont is a strong supporter of the project. Mr. Robinson informed the Board 

that he will return at the April meeting. Paul McCreary informed the Board that the applicant needs to be able to 

move forward so if there is any additional information that they would like to have they should make the request so 

that the applicant can gather it for the April meeting. Chris Post asked to have specific height and explanation of the 

mechanical areas on the roof. Mr. Robinson stated that the plan was revised to relocate the mechanicals for each 

neighborhood into the roof areas on each neighborhood instead of one central mechanical area in the middle of the 

building. Mr. Robinson informed the Board that he will supply new architectural drawings to depict this change. 

 

Motion to adjourn the meeting was made by Steven Melnyk with a second from David Graziano. All members were 

in favor. Motion carried. Meeting adjourned at 8:45 p.m. 

 

Respectfully submitted, 

Jodi Keyser, Secretary 
 

 

 


