North Salem Planning Board Minutes

October 5, 2005

7:30 PM – Annex

PRESENT:

Charles Gardner, Chairman




Bernard Sweeney, Board Member




Robert Tompkins, Board Member




Peter Nardone, Board Member



Liz Axelson, Director of Planning

Roland Baroni, Town Attorney

ABSENT:

Gary Jacobi, Board Member

ATTENDANTS:
Salem Hunt:



Sharon Ebert








Bill Balter









Scott Blakely



Peach Lake Commons:

Ed Delaney



Ivanhoe:



Don Rossi, Esq.




Stangarone Subdivision:

Harry Nichols




Salem Golf Club:


Todd Zorn



Old Salem Farm:


Karl Direske

Chairman, Charles Gardner, calls the October 5, 2005 North Salem Planning Board Meeting to order.

PRE-APPLICATIONS:

1.
Salem Hunt:


Bill Balter, Sharon Ebert, Scott Blakely
Discussion of Proposed Pre-Application.

Bill Balter and Sharon Ebert, from Wilder Balter Partners, LLC are here tonight, as well as Scott Blakely from Insite Engineering.  Mr. Balter states that they have developed over 2,000 units of multifamily housing, including luxury single family homes, townhouses, affordable housing, and senior housing.  We have been in Westchester for approximately 15 years.  Our project site is located on the western side of June Road.  It is a 40-acre site.  We are proposing 96 town home units on part of the land, and to preserve part of the land as open space.  Mr. Balter states that Scott Blakely will discuss the concept.
Mr. Blakely states that a feasibility study had been done on the property.  We looked at the topography, soils, and wetlands on the property.  There is a DEC wetland area, as well as two Town wetland areas on the Site.  There is an overhead electric line.  We are proposing access on June Road.  We are proposing minimal grading.  We have performed onsite soil testing.  We have set aside two areas for the proposed septic.  We did storm water provision testing, and will be preparing a Storm Water Pollution Prevention Plan.  The soil is very sandy.  
Robert confirms that the property is located near Kingsley’s, Volunteer’s Park is to the East and the High School  is to the Southeast.

Mr. Blakely states that they are proposing 96 units, a recreation center, pool, tennis court, and club house.  There will be a central water system and in-ground septic.  We are looking into a possible pre-treatment facility.  

Mr. Balter states that they are proposing two bedroom units with a den.  The results of the soil testing will dictate the final unit count.  Mr. Balter states that their best guess is 96 units.  There will be recreation areas, as well as a wetlands trail.  Mr. Balter talks about a previous project in which a boardwalk was installed utilizing open space.  

Charles inquires if all of the units will be two bedrooms.  Mr. Balter states that this project is similar to a project his firm did in Mt. Kisco.  Mr. Balter states that development does not allow three bedroom units.  There is discussion about empty nesters.  With three bedroom units, there will be more children for the schools.  There is a discussion about people having home offices, in which case a den would be useful.
Liz states that the rezoning for this site has been through a generic EIS process.  Each site will require a site specific EIS.  Liz states that under the zoning, the Applicant is allowed to take the entire 40 acres and come up with their density.  Liz states that the unit count of 96 is what was estimated.  Twenty percent of the units will be affordable.  Liz states that the Eastern side of the property should be delineated.

Liz states that the applicant should submit escrow so that the Town’s Wetlands Inspector may walk the line with the Applicant’s Wetlands Inspector.

There is a discussion about the elevations for the two story units.  The site does slope down.  Charles asks if there will be a mix in the number of units per building.  Mr. Blakely states that there will be five or six units per building.  There is a possibility that smaller buildings may happen.  We will stay away of buildings that are 160 feet wide.  Our buildings should not exceed 150 feet wide.  

Bernard inquires about the recreation areas, and having one pool, and one tennis court for approximately 96 units.  Mr. Blakely states that usually a second tennis court would be added when unit count exceeds 150 in total.  The club house will be approximately 2,800 square feet, with a kitchen, large meeting room, office, and gym.  

Robert inquires about the square footage of the units.  Mr. Blakely confirms that square footage will be approximately 2,400.  

Roland confirms that the garages will be located in the front of the buildings.  

Charles asks if three areas of septic are necessary for 96 units.  Mr. Blakely states that they are setting aside enough land area, and a lot will depend on the results of the scientific studies.  Charles encourages the Applicant to minimize the impacts in the areas in front of the septic area.  He suggests that a buffer be kept on the Northern side of the property.  There is a discussion about a reserve area being preserved, as not all areas will be cleared.

Mr. Blakely states that they will require a permit for the access drive from June Road.  Robert confirms that there will be one access point on June Road.  

Peter asks how much of the development will be seen from June Road.  There is discussion about a buffer area at this time of the year.  The units will be set back approximately 350 feet from June Road.

Liz discusses the process regarding the septic fields, or whether or not secondary or tertrary treatment will be needed.  Charles states that he thought if there were 49 units or more that a treatment plant would be required.  The Applicant will look into that.

Robert asks if Putnam County will have any responsibility for this project as far as approvals.  There is a discussion about a county highway permit.  June Road is a county road.  Roland asks if the Applicant will require approval from the Town of Southeast for the curb cut.  The Applicant is not sure.  Liz states that the Application will be referred to the Town of Southeast.  Robert believes that the Applicant will require approvals from both counties.  Robert states that this is a big project for this Town.
Mr. Balter states that this site is the perfect site for the project.

PUBLIC HEARINGS:

2.
Stangarone Subdivision:

Harry Nichols
Open the Public Hearing Regarding Application for Minor Final Subdivision (With Conditions).

Charles opens the Public Hearing and confirms that the Green Cards have been handed in, and the Public Hearing Notice published.

Mr. Nichols states that the property has a two-family residence on it located on Whittier Hills Drive.  We are proposing to subdivide the property into two lots to create one more lot.  Lot 1 will consist of approximately 1.64 acres, and Lot 2 will consist of approximately 1.62 acres.  We are proposing to locate the new residence on the Southerly portion of the site.  It will be served by an existing proposed septic system and onsite well.  The existing residence has a primary septic behind the house.  Septic testing has been performed by the Westchester County Department of Health with satisfactory results.
Robert asks Mr. Nichols if the expansion will take place on the subdivided piece.  Mr. Nichols states that the expansion will be on its own piece.  The existing driveway will not be disturbed.  Mr. Nichols states that the existing house was built a few years ago.  There is ample area for a second lot.  
Robert asks Mr. Nichols where on Whittier Hills Drive the property is located.  Ferdinand Cusin, 26 Whittier Hills Drive would like to know the number at Whittier Hills Drive the property is located at.  Mr. Nichols states that the property is located at 21 Whittier Hills Drive.  
Charles asks the Board if they have any comments or questions.  

Liz states that there are technical comments remaining to be addressed.  Roland asks Mr. Nichols if he is required to obtain a waiver from Westchester County not to clear the septic area?  Mr. Nichols states that he is not required to obtain a waiver.  

Charles asks if there are members of the public who wish to speak tonight.  

Mr. Cusin states that one of the reasons for the upgrade from one acre to two acre zoning was the concern for wells being compromised.  Since then several houses have been built with wells and sprinkler systems.  My biggest concern is that the wells will be compromised.  Mr. Cusin talks about there only being ½ inch of rain fall last month.  Mr. Nichols states that they are proposing one on-site well.  They will be providing test results to the Westchester County Department of Health.  Charles states that rain water does not affect wells.  Mr. Nichols states that it helps the aquifer.  Mr. Nichols states that they will be providing data as to what may he expected.
There is a discussion about the change in zoning that Mr. Cusin is speaking about.  Roland states that the change was not followed through.  The project site is all in R-1.  Mr. Cusin states that he has always been under the impression that they were changed to two acre zoning.  Liz asks Mr. Cusin to call her tomorrow about this.

Bernard asks Mr. Nichols how many bedrooms are in the existing house.  Mr. Nichols states that he believes there are four bedrooms in the existing house.  Bernard confirms that the applicant is proposing four bedrooms for the additional house.  Mr. Nichols states that the soils are excellent.

Liz states that there are no wetlands or bedrock.  There is a discussion about using development envelopes, such as were done for the Fogler Subdivision in regards to leaving areas undisturbed.  There is a discussion about leaving some of the mature trees.  Charles states that it would be worthwhile to show the trees to remain, as well as to be removed, on the Plan.  

Mr. Nichols will respond to the outstanding technical comments from MDRA and Hahn Engineering, and resubmit by October 19th.
Chairman motions that the Planning Board Continue the Public Hearing for the Stangarone Subdivision to the November 2, 2005 Meeting.  Peter Nardone seconds.  All in favor.  No opposed.

3.
Ivanhoe:


Don Rossi, Esq.

Open Public Hearing Regarding Application for Minor Preliminary Subdivision (With Conditions).

Charles opens the Public Hearing, and confirms that the Green Cards have been handed in, and the Public Hearing Notice published.

Don Rossi is here tonight to represent Brian and Lauren Ivanhoe.  Mr. Rossi states that this is a 19-acre piece to the South of Baxter Road.  The property has been improved by what has been known as Stony Creek Farm which is a cluster of farm buildings and a carousel riding ring, as well as the Ivanhoe residence.  The property currently is the subject of several Special Permits issued by the Zoning Board of Appeals for the keeping of 40 horses.  The proposal is to split the property into two lots, one lot being seven acres, which I will refer to tonight as the Stony Creek portion.  The other will be Lot 1, which is proposed to be twelve acres.  We have done this with a variety of planning goals in mind.  The intent is to separate the property in order to have the more intense commercial boarding stable portion of the farm situated in the Stony Creek area, and to include with that cluster of buildings the existing paddock areas.  The twelve acre portion will include the house, barn and paddock area.  The plan shows lots that will require several variances from setback requirements, one related to the configuration of the lack of sufficient road frontage.  The driveway service area is for the rear.  
We believe in the design of the subdivision Plat that the Ivanhoe’s will have a Conservation Easement to prevent any residential development to those areas.  This will allow for the continuance of agricultural uses.  We would be hopeful that the North Salem Open Land Foundation would accept the grants of the Conservation Easement.  The actual document has not been drafted for review.  We intend to pattern the document by previous Conservation Easements.  The Conservation Easement will permit agricultural uses, and not another residence.  A new single family residential home could not be built in the Conservation Easement area, and that would impact further subdivision.  We want to reserve the right to construct a barn or other types of similar uses.  Liz asks Mr. Rossi if he has an idea of the possible square footage for a barn.  Mr. Rossi is not sure at this time.  Mr. Rossi states that there is a lot of flexibility in connection with the easements such as Reservations of Right, and Restrictions of Right.  Mr. Rossi states that the Ivanhoe’s are prepared to add in language in the Conservation Easement in order to have no further subdivision of the lots in the future.  Robert asks Mr. Rossi what that means.  Mr. Rossi states that there would be two lots, and no further subdivision.  

There is a discussion about the new driveway being constructed as a potential replacement for the existing driveway.  One of the driveways will be abandoned, and there will not be access from Baxter Road.  There is a discussion about closing up the stone wall and maintain the interior network.  Mr. Rossi points out the current driveway on the map. 

Charles asks Mr. Rossi if he has any questions or concerns about any of the technical comments.  Mr. Rossi states that he does not see anything of concern.  There is a discussion about the comment regarding widening the road.  Mr. Rossi states that the road will be offered for dedication.  Mr. Rossi believes that the Town reserved the right to take a strip of land, but never exercised it.  Roland states that there is no free ownership, and the Tax Assessor does not want strips.  Mr. Rossi states that he is fine with the comments from MDRA and Hahn Engineering.  Liz states that a note should be added to the plan regarding no further subdivision.  Mr. Rossi states that they do not want to put a note on the plat, they would like to add in language in the Conservation Easement, regarding this being viewed as an offer from the Ivanhoe’s.  There is discussion about the tax benefits.  
Charles opens up the floor to the public.
Cate Tynan from the North Salem Open Land Foundation states that they have a dual role, as the Foundation owns the property next to the Conservation Easement.  Ms. Tynan states that without seeing a draft easement, she is not in a position to make comments at this time.

John Maddox, neighbor states that he believes this is a positive proposal.

Bernard has a question about the number of horses permitted.  Bernard states that they have a permit for 40 horses across 19 acres.  Bernard would to know what will happen when the property is subdivided.  Mr. Rossi states that the farm has a pre-existing right for 19 horses, it was increased to 24, and then another 16 were added.  This Application will be going to the Zoning Board of Appeals for an amendment to the Special Permit.  Mr. Ivanhoe states that 30 horses have been kept in the Stony Creek complex.  Bernard asks Mr. Ivanhoe if he foresees more horses.  Mr. Ivanhoe states that he does not.  The paddock areas are discussed as not being able to handle more than 40 horses.  Mr. Rossi states that more than one horse per acre is not uncommon.  Mr. Rossi states that the Zoning Board of Appeals will focus and make their determination.  There is a discussion about the current owners selling and someone else coming in.  Robert states that they would have to meet the requirements of the Zoning Board of Appeals.  Charles states that the farm is functioning very well.  There is a concern about the owner moving out of the Town and the property not being maintained.  Mr. Rossi states that the use is consistent with the area, and we should leave it in the hands of the Zoning Board of Appeals.  Bernard states a concern about the number of horses compared to the split in the acreage.  Variances are easy to obtain.  Increased lot count is not easy to obtain. 

Chairman motions that the Planning Board Continue the Public Hearing for the Ivanhoe Subdivision to the November 2, 2005 Meeting.  Robert Tompkins seconds.  All in favor.  No opposed.

REGULAR MEETING:

4.
Ivanhoe:


Don Rossi, Esq.

Discussion of Zoning Board of Appeals Referral.

There is a discussion about the Draft Letter to Peter Kamenstein and the Zoning Board of Appeals.  Charles states that there is no new development generated, and the property is not unattractive to the community.  Mr. Rossi recommends that certain areas he has highlighted in the letter are discussed.  Liz states that this is an opportunity to receive feedback from the Board and make changes as they see fit.  Roland does not see where there is language in the letter stating that the Planning Board recommends the variances.  Roland states that the Planning Board has to vote to refer this as a positive or a negative recommendation.  It is a requirement of State Law that a positive or negative recommendation be stated in the referral letter.  There is a discussion about Liz adding in language regarding the unique issues related to the variances.  Liz will reword the language in the Draft Letter.  Roland states that the Applicant is going to have to justify to the Zoning Board of Appeals why it is that they require the variances.  The Zoning Board of Appeals is only supposed to grant the minimum required.  To get a lot of seven acres instead of nine, the Applicant will be required to justify before the Zoning Board of Appeals why this makes sense.  The concerns of the Planning Board will be aired.  Roland states that the Planning Board needs to make an unequivocal recommendation positive or negative on the proposed layout.  Bernard does not understand why the first two paragraphs in the letter are necessary.  Roland states that the letter has a tone that the Planning Board will not provide a positive recommendation, it almost sounds like they are going to vote negative.  The Board discusses deleting the first two paragraphs.  The second paragraph spells out the information.  There is a decision to leave in paragraph 2 and take out paragraphs 3 and 4.  On Page 1, in the second paragraph, Roland suggests the word “concern” be changed to “significance”.  Liz states that the table outlines all of the variances.  
Mr. Rossi states that they anticipate going to the Zoning Board of Appeals, opening the Public Hearing, and closing the Public Hearing, and then apply to the Zoning Board of Appeals for the Special Use Permit.  Mr. Rossi anticipates applying to the Zoning Board of Appeals at the same time for the variances and Special Use Permit.  Liz thought that could not be done without the lots.  Mr. Rossi states that the Zoning Board of Appeals will not be able to make a decision.  Liz states that the Planning Board would need to do the Negative Declaration so the Zoning Board of Appeals may do the variances.  The Planning Board may not finish up the subdivision without the variances being approved.  The Special Use Permit may not be issued without the lots.  Mr. Rossi states that the Planning Board’s function may be contingent upon a condition that the variances are granted by the Zoning Board of Appeals.  Liz states that normally with subdivisions, the Planning Board would do the Negative Declaration and the Applicant would obtain their variances and then come back to the Planning Board for an approval so the variances are not conditions.  Roland states that there is nothing to prevent the Zoning Board of Appeals from opening up the Special Use Permit Public Hearing.  They will get the full flavor for the maximum number of horses.  Roland states that the Zoning Board of Appeals will be able to adjourn their hearing awaiting the Negative Declaration from the Planning Board and then be able to vote on the variances as well as the Special Use Permit.  Liz confirms with Roland that the Zoning Board of Appeals will be able to do the Special Permit before the Planning Board grants subdivision as long as it is a condition in the Special Use Permit contingent on the approval of the Plat.  
Charles goes over the changes for Liz to make in the Draft Letter.  On Page 1, the last two paragraphs will be deleted.  On Page 1, paragraph 2, the word “significance” will be added in instead of “concern”.  The language “in consideration” will be eliminated.  Liz will add in a new sentence, “After discussion of the proposed subdivision the Planning Board recommends in favor of granting of the proposed variances under these unique conditions”.  “The Applicant has offered a restriction regarding no further subdivision on the resulting lot in the proposed conservation easement.  Liz will reorganize the five steps.  Liz will add in language stating that the Planning Board will be granting preliminary subdivision with conditions.
Chairman motions that the Planning Board Refer the Referral Letter to the Zoning Board of Appeals, as Revised Tonight.  Peter Nardone seconds.  All in favor.  No Opposed.

5.
Salem Golf Club:

Todd Zorn
Consideration of Draft Resolution of Approval of Field Change.
Liz walks the Board through the Draft Resolution of Approval of Field Change, and states that this Resolution is similar to the last Field Change Resolution that the Board granted.
Robert asks Mr. Zorn if this Field Change is due to a change in electrical components.  Mr. Zorn states that the Field Change is due to the flow of the golf carts, as well as the fact that the location of the handicapped parking spaces work better this way.

Chairman motions that the Planning Board Adopt the Draft Resolution of Approval of Field Change Related to Site Plan and Conditional Use Approvals for Salem Golf Club.  Robert Tompkins seconds.  All in favor.  No opposed.

6.
Old Salem Farm:


Karl Direske
Discussion of Project Status and Proposal.

Karl Direske, Agent for Old Salem Farm Acquisition Corp. is here tonight.  Mr. Direske states that Old Salem Farm Acquisition Corp. owns two pieces of property both approximately 50 acres, as well as two pieces of property on Hardscrabble Road.  Over the last two years a series of events have happened, including Zoning Board of Appeals approval.  Horse shows are run on the property.  We are required to come before the Planning Board to show you what we are doing in regards to the horse shows to obtain approval.  We would also like to turn parts of the property into a membership club.  We are requesting to separate the two issues.  The reason for the requested separation is in order to meet the deadline for the May charity horse shows.  Bruce Thompson has given us a restriction to get through the Planning Board process by April.  It will be difficult enough to do that, without adding in the membership club aspect.  

Robert confirms with Mr. Direske that Old Salem Farm currently has a Special Use Permit for 70 horses.  Robert asks Mr. Direske how many more horses he is proposing.  Mr. Direske states that right now, they are not requesting to increase the number of horses.  
Mr. Direske states that there are two parts to this project.  They are not suggesting to go before the Planning Board to go through all of the agricultural uses of the property.  It is only for the horse shows that he believes they are required to come before the Board.  Robert asks Mr. Direske for what purpose he is before the Board.  Liz states that everything else is exempt.  Liz states that when the Site Plan Amendment went through, and agricultural uses became exempt, the definition of a farm excluded certain aspects of horse farms, such as riding academies.  These aspects are the parts that are not exempt from Site Plan Review.  Mr. Direske shows the Board a map that indicates areas that have been leveled.  They were not required to come before the Planning Board.  They did receive approval from DEC before the areas were leveled.  All of the activities for the horse shows happen in the areas that were leveled.  Mr. Direske states that Old Salem Farm has tents installed on the property for two weeks a year in order to have the horse shows.  This is what we are required to obtain approval from the Planning Board for.  Robert asks Mr. Direske if this is a change in the location of the tents for the last twenty-five years.  Mr. Direske states yes, and no.  He does not believe there was ever a plan put in front of the Planning Board that showed the tents.  In the first submission, when the number of tents came up, the first question was how many people will be camping.  Mr. Direske states that people are not camping.  One tent size is 60 x 210.  Each tent houses 96 horses.  There are approximately 1,000 stalls for two weeks a year on this property.  In addition, there are approximately 300 cars coming in during the weekend for the horse shows.  Mr. Direske states that he has outlined in his letter two of the biggest problems that he sees, such as the traffic and the noise from the sound system.  We will address those items through the process.  Bernard asks where all of the vehicles will be parked.  Mr. Direske shows areas on the map where parking areas are.  They have been parking here for approximately 20 years.  Bernard thought that the North Salem High School/Middle School allowed cars to be parked there for the horse shows.  Mr. Direske states that they have parked cars at the North Salem High School/Middle School in the past, but are no longer allowing cars to be parked there for the horse shows.  Bernard states that there is an awful lot of traffic.  Mr. Direske states that they will address this before the Board.  Mr. Direske believes that soccer games may be part of the reason for not allowing cars to be parked in their lot during the horse shows.  Bernard states that there have not been the encampments there before.  Mr. Direske states that they have not been in this configuration, but have been there for approximately the last three or four years.  Mr. Direske states that the Building Inspector has provided Old Salem Farm with permits each year for the tents.  Robert asks Mr. Direske if Bruce Thompson has requested an Amendment to the Site Plan.  Mr. Direske states that the tent locations need to be approved.  We have no intentions of putting up all ten tents, rather eleven tents.  Mr. Direske states that they have used indoor rings in the past.  Charles confirms that there are eleven tents.  The sizes of the tents are discussed as 60 x 210, and 60 x 120, which roughly houses 1,000 stalls.  
Liz states that a formal Site Development Plan submittal has not been made.  Liz had a few conversations with Mr. Direske, and a Pre-Application was submitted in order to get before the Board with the concept.

Charles confirms that they need to obtain a permit to put up the tents each time they have an event.  Mr. Direske states that there are approximately 24 horse shows per year.  The tents are only used two weeks out of the year.  Charles would like to know if the use of the site will generate more shows than are currently being done.  Charles states that they may not intend to put up eleven tents, but with the approval, they may.  The use could become much more intense.  Liz states that Bruce was concerned that there is a temporary permit every year, but he would like to see something more permanent to manage the site.  Mr. Direske states that the Zoning Board of Appeals has permitted Old Salem Farm to have 25 horse shows per year; they can’t go above that without going back before the Zoning Board of Appeals.  It is hard to get these dates.  There are only so many shows allowed.  Boarder’s pay approximately $3,500 per month for a stall.  At this present time, we are not looking to expand the number of shows.  
Charles states that there is also a concern pertaining to the proposed membership club.  Liz states that the horse show aspect is for an approval to address existing conditions.  The membership club is a new idea.  They are proposing to use existing buildings.  Liz states that Bruce has spoken to her about the tight deadline so that the May horse shows may be held.  This will require Planning Board approval by April.  Liz does not believe that the approval for both uses could be done by April.  SEQR will not allow the separation of the uses.  Charles asks what is required pertaining to the club aspect.  Liz states that it will be a permanent use that will bring additional traffic to the site.  They will require permanent parking.  Mr. Direske states that there will be three tiers of membership,  Horse & Rider Membership, Club Membership, and Lounge Membership.  Mr. Direske states that they are proposing gym facilities.  Liz states that membership clubs are permitted by Conditional Use approval of the Planning Board.  It would require Conditional Use approval and Site Plan review.  Roland states that anyone may join the gym, and does not believe that was intended by the term “membership clubs”.  Roland states that usually when someone applies for a membership a board reviews their credentials and they are either admitted membership or denied.  Mr. Direske is proposing that anyone who pays may be a member.  This is more of a commercial venture.  Mr. Direske states that he does not believe that is the intent.  Mr. Direske states that it is similar to a golf club membership with several tiers.  Liz reads Code Chapter 250-69A.  “The privileges of any club shall be limited to bona fide regularly enrolled members and guests accompanying them.  The club shall be operated solely for recreational, social or athletic purposes and not for pecuniary gain, but this requirement shall not be construed to prevent the utilization or rental of such club or parts thereof for benefits or performances for a recognized charity or for meetings and social activities of other organizations or individuals.”  
Roland states that this gym would be operated for gain.  Gyms are not in business to lose money.  Roland states that membership clubs generally are structured under a not-for-profit law.  Gyms are usually in business to make money.  Bernard states like they are incorporating a Gold’s Gym, for example, so they may profit in an agricultural setting.  Mr. Direske states that the gym would be used primarily for the horse community.  The intent for the gym would be for people who are training horses, to also train themselves.  Bernard states that he has a concern that a pool and tennis courts will be next.  Charles states that it is a conflict of use.  The benefits of the tax laws are discussed.  To provide facilities for the riders to train themselves is possible to understand.  Opening it up to the public so anyone may walk in the door, including dining facilities in an agricultural use would be a conflict.  If Old Salem Farm wanted to eliminate the agricultural use and pay the back taxes on it for the last 20 years, Charles would not have a problem with it.  Mr. Direske asks the Board if the tiers for the gym were to be taken out, would that still work.  Robert states that the lounge is more of a concern to him than the gym.  Mr. Direske states that they have had lounges there in the past for the horse shows.  Robert confirms that the sale of food and beverages has been done for years.  Charles states that is only for the operation of the horse shows.  Charles states that Mr. Direske is proposing a restaurant.  Mr. Direske states that would only be if someone had a patio membership, which may be limited to 200 people.  Mr. Direske states that the food and beverages currently are sold during the horse shows.  Robert states that it is an interesting concept.  Mr. Direske states that he lives in Town and believes this is a positive project.  The more money that is spent on this piece of property will decrease the chance for this to become a housing development.  Robert states that a nice job has been done to rebuild portions of Old Salem Farm.  Charles states that he does not have a problem with gym facilities in order to train and strengthen the riders who board there, as well as a snack bar for the horse shows.  Hypothetically speaking, Roland asks Charles if he would be permitted to join the gym since he has not been on a horse since he was five years old.  Charles states that he would only be permitted to join the gym if he were being trained at the facility, which is not what Mr. Direske has proposed.  Mr. Direske states that he has heard what the Board has to say.  There is a discussion about how this would be regulated.  It would be an issue for the Building Inspector.  Bernard asks what the people are doing now that they need a gym all of a sudden.  Mr. Direske states that training of horses has become more sophisticated now than it has been in the past.  
Mr. Direske confirms that he will address tents, parking and traffic in their new submittal.  Liz states that regarding the club idea, she has had people call to request turning a horse farm into a spa or a health facility.  There have been a lot of requests for this type of project.  Charles states that there are limited amounts of commercial properties in Town.  Mr. Direske states that food service and a gym may be possible but not necessarily one that would service people other than people using the property for riding.  Liz states it would still be a club use to have a gym for the horse back riders.  Liz states that it would still fall under membership use.  It would be a new use, requiring Conditional Use and Site Plan approval.  Mr. Direske states that if he comes back to the Board with a club concept, it would be limited to the number of people who ride at the facility.  Liz states that the membership club would be Conditional Use approval, and the serving of food would be an approval from the Zoning Board of Appeals.  Charles states a concern about the traffic.  Mr. Direske states that they will do a traffic study.  There is a discussion about cars parking all along the road.
7.
Peach Lake Commons:


Ed Delaney
Consider Draft Resolution of Site Development Plan and Sign Plan Approval (With Conditions).

Liz walks the Board through the Draft Resolution of Site Development Plan and Sign Plan Approval (With Conditions).  There is an outstanding issue regarding the sign details, which will be listed as a condition of approval. The Applicant will be required to go before the Zoning Board of Appeals, and then come back to the Planning Board.  Charles asks the Board if they have any comments.  Robert confirms that there will be a free-standing sign, which will require a referral from the Planning Board to the Zoning Board of Appeals

Chairman motions that the Planning Board Adopt the Draft Resolution of Site Development Plan and Sign Plan Approval (With Conditions) for Peach Lake Commons.  Bernard Sweeney seconds.  All in favor.  No opposed.

8.
Financial Report:

· September, 2005
Chairman motions that the Planning Board Approve the Financial Report for September, 2005.  Peter Nardone seconds.  All in favor.  No opposed.

9.
Minutes:

· September 7, 2005
· September 21, 2005
Chairman motions that the Planning Board Approve the Minutes for September 7, 2005 and September 21, 2005.  Peter Nardone seconds.  All in favor.  No opposed.

10.
Next Meetings:

· Work Session – October 19, 2005
· Regular Meeting – November 2, 2005
11.
Resolution:

Chairman motions to adjourn the Planning Board Meeting.  Peter Nardone seconds.  All in favor.  No opposed.
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