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Chairman, Charles Gardner, calls the May 19, 2004, North Salem Planning Board Meeting to order.

Chairman motions that the Planning Board Amend the May 19, 2004 Agenda in order to add in an Executive Session at the end of the meeting.  Bernard Sweeney seconds.  All in favor.  No opposed.

WORK SESSION:

1.
Orchard Hill:  John Verni, Chris Verni, Frank Fish

Discussion of Proposed Development.

Chris Verni states that he is a member of Orchard Hill LLC.  His brother John should be arriving shortly.  Frank Fish, Planning Consultant passes out their Application to the Board.  The Board should have also received this in with their Lead Agency packet.  The first map shows the location.  You may know the area very well.  The actual Amendment proposed to the Town Board is in regards to the Town already allowing one commercial zone lodging.  Golfing is permitted in the R-4 Zone, but not in conjunction with lodging.  The  Amendment is to allow both the golf course and a lodging facility as a Town Board Special Permit in the R-4 Zone at the same time.   There is a list of criteria that would have to be met in order to get that Special Permit.   There is an acreage criteria, the facility would have to be within a mile from an interchange, and have two different access points to the site. There are traffic concerns.  As this is developed, we expect the Town Board to finish the zoning text.  The Town Board is the body that may amend the Zoning Code.  The Town Board has declared their intent to be Lead Agency under the State Environmental Quality Review Act.  It has almost been 30 days since the circulation for Lead Agency.  At the next Town Board Meeting, the Town Board may assume that role.  We do not want to be to predictive, but we do expect and are prepared to do a full Environmental Impact Statement.  Liz states that it is anticipated that the Town Board will to consider a Draft Resolution of SEQR Positive Declaration at their May 25th Meeting.  Mr. Fish states that they had already handed a proposed scoping document to the Town Board at their last meeting, and are hoping for a Scoping Session to be held which would outline what is going to go into the DEIS.  Then we would be into the process of what to expect as we go forward.  The Town Board has declared their intent to be Lead Agency because they want to coordinate the environmental review under SEQR. That would also involve the Planning Board.  Eventually the Site Plan will come before the Planning Board for review. Any comments the Planning Board may have on the scoping document would be helpful for the Town Board. Once the DEIS process has gone through, the Town Board will then hold a Public Hearing for the purpose of SEQR

and the zoning change.  

The lodge will have approximately 200 guestrooms, restaurant, meeting rooms, banquet facilities, spa and fitness area, and an 18-hole golf course.  That is the basic outline of the proposal.  There would be access off of Hardscrabble Road, as well as Field’s Lane in Southeast.  After the Town Board declared their intent to be Lead Agency, our representatives met with the Town of Southeast Supervisor John Dunford.  Mr. Dunford suggested that after we meet with the North Salem Planning Board, we should also meet with the Town of Southeast Planning Board.  There will be no development involved in the Southeast portion of the property.  The golf course, clubhouse and lodging facility will be in the Town of North Salem.  There will only be an access point on Field’s Lane.

John Verni has arrives with the proposed maps.  The site consists of three parcels that total 263 acres in the Town of North Salem, and 46 acres in the Town of Southeast.  There are 8 acres down by Hardscrabble Road that would not be considered.  We do not intend to do anything with that 8-acre parcel.  The subject of the Zoning Amendment would be for two parcels.  We had our first appearance before the Town Board on May 28, 2002. We took their feedback as to what they would like to see.  We came up with our golf course/conference center plan

which orients the conference center closer to I-684.  We thought this would be a perfect transition from farm and residential use.  The traffic will be closer to I-684.  The Town Board requested that we encourage traffic to go up Field’s Lane and through the Town of Southeast piece.  We have said we will try to direct traffic up through Field’s Lane, especially for any employees working at the facility, as well as deliveries.  We will try to encourage golfers to enter from the Field’s Lane entrance.  Since we started the process, we have employed a number of consultants.  We have employed Frank Fish’s firm regarding the land planning.  We have employed water engineers from Leggette, Brashears, & Graham, Inc. to perform test holes across the site to test the water availability and see if there is sufficient water.  Fracture trace analysis has been used to accurately judge where you are most likely to find water based upon where the crevices cross with the rock.  We have employed an Environmental Feasibility Specialist to determine the drainage.  Based on the topography of the land, the water does not drain to the south toward the reservoir, it drains to the north.  We are looking to keep the impacts on the site through storm water mitigation and retention basins.  

The traffic study shows that at Exit 8 off of I-684, the majority of the traffic is going west, not east up the hill. The golf course architect that we have employed has worked with the Gary Player group.  We have employed Tim Allen from Bibbo Associates as our Engineer.  We have retained one of the top conference/resort/golf clubhouse architects, involved with the country club in Purchase, the Atlantic Golf Club, and Tuxedo Park.  The instructions presented to the various consultants we have employed is that we are looking to have a quiet retreat up in the woods that would not be conspicuous from Hardscrabble Road and Field’s Lane.  The site will be approximately ¼ mile up from Hardscrabble Road and Field’s Lane.  That is our basic concept.  We are not going to say that there will be no negative impact.  We understand there will be a Positive Declaration under SEQR and we will go through the full SEQR review to be coordinated between the Town Board and the Planning Board.  We are working on a Site Plan to submit to the Planning Board.  Due to the late winter and early spring snows, it has taken Tim Miller longer to have the wetland delineation done. Bunny Associates has just finished the survey of the wetlands.  That will allow us to finalize where everything will go on the site.  We hope to have a preliminary Site Plan Application before the Planning Board next month.     

Gary asks if there will be rooms available for overnight accommodations.  They are proposing approximately 200 guestrooms.  A tax analysis has been done.  It is anticipated that 1 to 1.2 million dollars of tax relief per year would be generated in tax revenues to the Town of North Salem.  The primary beneficiary will be the schools.  The tax relief will be shared partially with the Town of Southeast.  Liz states that the Draft Zoning states one-acre per 

room.  Gary asks if the Applicant will be selling memberships for the facilities.  The first preference will be for people staying at the resort.  We will open up on weekends.  There may be a provision for priority tee-times on weekends. We do not want to impede upon the people staying at the resort.  

Gary inquires about mapping underground water.  The Applicant replies that they will have to bring in their experts for that.  Preliminary hydrological test holes have been done.  There were approximately four holes drilled. One hole had the most water.  It is located near the Durkin Water Company.  Gary asks how deep they went down. The response is approximately 500 feet down through the rock.  They were looking for lime a stone layer.  Near the fourth hole, they hit a cavern.  The drilling rig dropped about five or six feet.  Gary believes it will be helpful to have hydrological studies or information beyond the scope of the golf course.  The applicant states that they knew that traffic and water were two of the biggest concerns.  Based upon the findings, they decided to go forward.  

Gary talks about a typical runoff problem on golf courses.  The Applicant has employed an environmental consultant from Williston, Vermont.  They have indicated that there are two sets of ridges.  The runoff concern may be mediated by keeping the water on the golf course, by using lakes to collect runoff and use recycled water to water the golf course.  There is a discussion about 60 to 70 percent of the area draining to the north towards Field’s Lane.  There will be a couple of golf holes that come down into the rock.  Robert talks about the Hawley Stream wetlands.  

The dirt road on the property is discussed as being kept for emergency vehicles.  The Applicant met with Mr. & Mrs. Mench.  The facility will be approximately ¼ mile away from them.  There is a chain across the access to the dirt road.  Roland talks about land being proposed as a conservation easement.  The Applicant has considered that.  Liz confirms that the 255 acres do not include the 8-acre parcel.  Roland states that if they are going to have an emergency access that goes through the parcel, it is part of the project.  It will be discussed in the EIS.  The Applicant states they did not want that put in the zoning.  They did not want people to be concerned that they plan to do anything there.  Charles asks if it is necessary for the project to have the access across the wetlands?  The Applicant discusses the dirt road access to be used only for safety purposes, or fire trucks.  

Charles asks the Applicant to project what the number of conferences and daily plays per year would be.  The Applicant responds the projection for golf would be approximately 32,000 rounds per year.  Their marketing study illustrated, at the time the study was done, that there is a 500,000 unmet demand for golf in this area.  That study encompassed Danbury to White Plains.  There has been a drop off of about 10 to 20 percent.  We are not looking to have the type of volume as a public course would have.  We are looking at approximately 28,000 to 30,000 rounds.  Gary asks the Applicant is they would be willing to share their business plan.  Gary states he has no doubt that the market is there.  He does not know if their business model can make it on 28,000 to 30,000 rounds or if they will need 40,000.  The Applicant states as they get more into details they will consider releasing their business plan. 

Charles asks about the conference center.  The Applicant states that they are looking to have conferences with an approximate attendance in the 100 to 200 range.  It is anticipated there will be 24,000 square feet of conference space, and 15,000 square feet for the spa.  Some conferences may be smaller, some larger.  Benchmark Hospitalities will come in to make a presentation to the Planning Board.  

Charles would like a better understanding of how many people will be coming in and out of this facility on a daily and monthly basis.  The traffic in that area is somewhat congested.  How are you going to defer people to go through Field’s Lane instead of Hardscrabble Road?  The Applicant states that traffic patterns for a conference center as to a hotel are entirely different.  People who come for a conference may stay two or three days at a time. 

The idea for two entrances is to relieve service and employees to one side. We will have a whole chapter devoted to traffic.  Liz states it is important to know this information.  There will be a certain volume of guests who will be staying, but there will also be a number of individuals on site for just the day, and then you will have the golfers.

Amy Rosemarin asks the Applicant if it is possible to not have an entrance on Hardscrabble Road.  The Applicant states they do not believe that would be practical.  The Applicant states that the Town of Southeast may not receive that very well.  

Gary asks the Applicant if they have presented their plan to the Town of Southeast.  The Applicant states that a submission went to the Town of Southeast.  They have stated that they have no objection to the North Salem Town Board declaring their intent to be Lead Agency.  There is a discussion about the zoning for the roads.  The Town of Southeast has commercial activity and sports facilities on Field’s Lane.  

Liz states that the Town of Southeast will receive all of the environmental documents.  The Town of Southeast had an option to indicate whether they wanted to be Lead Agency.  The Town of Southeast may comment on the Scoping Outline and the EIS.  They may attend the Hearings and make comments.  The Applicant will require their approval for the driveway.  

Charles asks if there is a gross square footage for the conference center.  The Applicant states that the gross square footage is approximately 1,000 square feet per sleeping rooms, so about 200,000 square feet.  We are looking for a two or three story building.  

Gary asks how much parking they are proposing.  The Applicant is proposing about 300 parking spaces with an overflow grass area.  Gary asks how many employees they will have at any one time.  The Applicant states that they will have approximately one employee per room, so about 200 employees coming in shifts.  The Applicant talks about employees possibly taking the train.  The resort will provide an employee shuttle to the facility.  There is a discussion about parking underneath the resort.  The ridge in relation to blasting is discussed.  Going above the tree line is discussed.  The Applicant states they have not ruled it out.  They may be able to slope down and tier the parking.  Roland states that security concerns may mandate that no parking should be put underneath the building.  Robert asks if they intend to use the existing Hardscrabble Road exit or make a new entrance.  The Applicant states that Tim Allen had site distance concerns.  The entrance has been moved further to the east so as to have a better shot looking down.  

Liz asks if there is any special reason why the golf course stops at the Town line.  The Applicant talks about major power lines on the County line.  Robert asks what percent of the 46 acres are wet.  The wetlands are discussed. Access on the west end of Field’s Lane is discussed.  There is a discussion about OP-1 designed to allow for a mixture of uses.  Bernard asks how far the clubhouse will be from both entrances.  The Applicant responds that the distance is approximately ¼ of a mile from Hardscrabble Road to the proposed clubhouse.  The distance may be a little longer from Field’s Lane.

Robert asks if draw down tests have been done.    The Applicant states that they had done a basic volume test. Robert states that a number of the Hardscrabble Road wells have gone dry.  A resident confirms that three wells on Hardscrabble Road went dry in 2003.  The Applicant states that a drawdown test will be done for the DEIS in July and August.  There is a discussion about who presently owns the land.  The Applicant states that they own one piece and have a contract on the two other pieces.  The Applicant is presently paying all of the taxes.

Robert states that the public comments are not favorable.  The idea of the ridge looks as if all of the improvements are quite far away from Hardscrabble Road.  According to the proposed bulk requirements, you are talking about the potential of clearing of about 263 acres, not that you are going to.  The Applicant states that approximately 60 or 70 acres that will be greened.  Approximately 1/3rd will be green.  The beauty of the rock ridge is discussed. This creates drama that is there already.  Liz confirms that when Robert is talking about .04, he is talking about what is in the bulk table.  Robert states yes.  Liz states that the floor area ratio is .04.  the maximum building coverage is 2%.  The footprint can only cover 2%.  Robert states he is talking about something else.  The Applicant states that the Planner has drafted a proposed amendment to the zoning.  As far as the building goes, it will be smaller than coverage in a residential zone.   Liz states that normally for a farm you would be allowed 5% building coverage and for a residence you would be allowed 10% building coverage.  The concern was that even at 5% building coverage on a site this large that they could potentially have a 500,000 square footprint.  Liz states that there is a provision that talks about maintaining 90% of the land area as open space, but then it is divided into different kinds of open space.  The Town Board has had the draft Zoning.  They are going to discuss it at some point and let Liz know what changes they want.  It will change several times.  At some point in the process, when we have a complete EIS the zoning will be referred to the Planning Board.  Liz states that the scoping is coming up.  If the Planning Board Members have any concerns, they should write them down so they may be discussed. The Applicant states that this is a very good use for this site.  There will be a lot of open space.  The site will not generate any school children.  The zoning calls for more coverage than we are anticipating.  This will be a more restricted use than a housing subdivision would be.

Gary asks the Applicant what the percent of the project is being debt financed.  The Applicant states that about 50%.  Gary has a concern about them running out of money.  The Applicant does not believe that is an issue.  The equity/debt ratio is not an issue.

Robert asks the Applicant if the facility will be seen from Hardscrabble Road.  The Applicant believes that may be a fair statement.  Until they have the design finished they do not want to commit to that statement.  The sight lines will be looked at in the DEIS.  We will look at that issue.  Charles talks about the IBM building which may be seen from I-684.  That is an image we don’t want to see.  The Applicant states that the facility has to be consistent with the feel of the Town.  This is horse country.   The Applicant talks about keeping land left open. 

Robert states that most of the land isn’t open now.  There are a lot of people concerned about the newer homes that were built on Hardscrabble Road that did not appear to fit in.  You have to be very careful in terms of the view shed on such a scenic and historical road. You have an ambitious job on your hands.  The Applicant states that this is why they are proposing a retreat-like aspect.  The horse trails are discussed.  The Applicant has spoken with the Golden’s Bridge Hound Club, as well as Peter Kamenstein.  If they can make provisions for the bridal trail they will.  The wetlands area is discussed.  

Amy Rosemarin asks the Applicant if they have submitted a copy of their tax analysis.  The Applicant states that the tax analysis will be provided as part of their DEIS.  If the Town Board accepts it, that will become a public document.  Roland states that there will also be Public Hearings held.  Liz advises Amy Rosemarin that the CAC did receive a Lead Agency packet.  Amy should check with John Ryan to see if he has it.  Amy may also touch base with Janice Will.

2.
Draft Comprehensive Plan Update:

Follow-up Discussion Regarding Public Hearing Held on April 21, 2004; Discuss Next Steps in CPU Process.

Charles would like to get an overview of the discussion we had with respect to the possibility of looking at the some of the existing data pertaining to some of the studies that were recommended and if there were any updates we could do to some of those studies prior to moving ahead with the finalization of all of this.  Charles would like to add in and incorporate changes or information that we have gathered into another Draft.  Liz confirms that Charles would like the document revised.  Roland states that he has been talking with Liz and Sy.  Language chapters need to be added regarding the proposed zoning actions.  There are three of them: 1) Orchard Hill 2) Contractor’s Business Zone 3) Senior Housing.  Roland states there has to be in the Comprehensive Plan Update a discussion of the benefits of those new zoning districts in order for them to be sustainable.  Is the Planning Board going to take the time to entertain that language and then possibly go back and have another Public Hearing before you send it to the Town Board, or are you going to deliver the document you have been working on to the Town Board with a letter advising them of the work yet to be done?  Charles does not want to have another Public Hearing.  Roland states that if the Planning Board substantially changes the document that they had their Public Hearing on, they may need to have another Public Hearing.  Liz states that the Town Board has directed her to work on text that addresses the three above-mentioned items.  Do you want to change and revise the document and then send it to the Town Board, or would you rather send it to them with a letter with the existing draft stating the changes you believe should be made?  Charles states that if it requires another Public Hearing, he does not want to do that.  We would be doing a letter making the recommendations to the Town Board.  Roland states that which Board does it is not significant.  Liz will draft up a letter.  Charles asks the Board if they have any additional comments.  

Roland states that the Town Board has to hold two Public Hearings.  The first one within 90 days of the Planning Board referral.  Liz states that there are two tasks that she considers to be separate.  The first is to add the text in related to the three projects.  The second item that may not have to be done right away would be to do a basic studies update.  Roland states that you don’t want the latter of the 90 days to be the month of August.  Liz will provide a draft letter to the Planning Board at the June Work Session.  The Town Board would have to hold their first Public Hearing by September.  Liz talks about the basic studies update. She would like to do updates regarding demography.  Liz will go over the fire and emergency service studies.  They do their own studies and assessments.  Liz will be adding in what they have done.  Recreation is discussed.  Liz talks about the last chapter in the existing text referring to recreation.  Liz will prepare an overview of changes in zoning, basically going over Continental zoning and subdivision activity.  There has not been a lot of commercial development.  Roland talks about the Library expansion.  Liz states that she will add in language into the letter regarding that there should be a basic studies update of certain areas.  Language should be added about the three major projects.  Any other changes the Board would like as a result of the public commentary should be added.  The letter will say revised the plan, and held a Public Hearing, here is a copy of all the written commentary that we have received.  Liz may even go back a step and look at the public commentary received both before and after the Public Hearing.  We will make recommendations about changes that the Planning Board would like to see made.  Bernard discusses traffic and groundwater.  There is a discussion about reordering the text by priority.  Priorities may be reorganized, it is not an exact science.  

Robert asks Roland from his experience with subdivisions, regarding the concern of the neighbors, were steps taken regarding liability for the neighbors wells.  Roland talks about Salem Chase being required to purchase a Performance Bond.  There was a Resolution where if someone offsite experienced a problem with their well, they would notify the Town and an independent professional hired by the Town went out and made the inspection.  If it was determined that the drawdown from the well was the cause, they would have to dig a deeper well.  I believe it did happen once.  Charles states that this can happen to any resident, especially if they have horses.  When one type of farm activity turns into another type, more water may be used.  Who has the right to that water?  People can’t say, “that’s my water”.  Roland talks about the abandoned Trump Golf Course Plan in relation to chemicals 

running into the reservoir, getting pumped back onto the golf course.  Liz had a conversation today with the County Planner.  They can look at an aerial photograph and see signs of pesticide use.  Very often some of the estate homes show a higher pesticide use than golf courses.  Roland states that the Trump Project was going to be a golf course.  Now it is going to be 17 homes with a minimum of ten acres at 20,000 square feet each.

3.
Next Meetings:

· Regular Meeting – June 2, 2004
· Work Session – June 16, 2004
Chairman motions that the Planning Board go into Executive Session.  Peter Nardone seconds.  All in favor. No opposed.

Executive Session

Chairman motions that the Planning Board go back into the Regular Meeting.  Peter Nardone seconds.  All in favor.  No opposed.

REGULAR MEETING:

Chairman motions that the Planning Board Authorize the Chairman to Sign Amendment No. 1 to the Stipulation of Settlement Regarding the Lukashok/Joflo Litigation.  Gary seconds.  All in favor.  No opposed.

4.
Resolution:

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