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North Salem Planning Board Minutes 

May 1, 2013 

7:30 PM – Annex 

 

PRESENT:  Cynthia Curtis, Chairwoman 

   Charlotte Harris, Board Member   

   Gary Jacobi, Board Member   

   Bernard Sweeney, Board Member 

   Robert Tompkins, Board Member 

   Roland A. Baroni, Town Attorney 

   William Agresta, Matthew D. Rudikoff Assoc., Inc. 

 

ATTENDANTS:   Monomoy Farm:                            Jeri Barrett 

                  Mike Cobban 

 

Chairwoman Cynthia Curtis calls the May 1, 2013 North Salem Planning Board Meeting to order.  

 

REGULAR MEETING: 

 

1. Salt Shed/New Highway Building:              (owner – Town of North Salem) 

Site Dev. Plan, SWPPP, Wetlands Permit            (location – 250 June Road) 

 

 Consider Draft Report to Town Board 

 

Cynthia states Will prepared a Report to the Town Board which is based on the last Landscaping Plan.  The 

Board had reviewed the last Draft Will had written.  Cynthia passes out the last Draft and states the only 

change she had suggested to Will was in No. 1 where it states “the outside storage of equipment and materials 

shall be restricted to the side of the existing Salt Shed facing the proposed new Highway Garage Building 

minimizing the visual impact on neighboring properties fronting on June Road as well as users of the abutting 

Volunteers Park”.  Cynthia states she thought the equipment and materials should be restricted to the side and 

rear of the property and asks how the Board feels about that.  Robert states they have a lot of infrastructure on 

the park side already there, and it might be more reasonable to screen it from the higher side as opposed to 

asking it be moved up in front, as it will not all fit.  Cynthia states she did ask Jim Hahn earlier if they were 

moving everything, and he said that they were with the exception of one piece of equipment.  Charlotte asks if 

all the plows will be moving.  Robert states no.  Robert states the plows are on the south side of the building. 

Cynthia states the only item to be left there is the proposed fueling area; everything else will be taken away and 

moved.  Cynthia states the Board should make a note that the need for additional screening should be looked 

into.  Roland inquires about the brine tanks.  Robert states one tank is for fuel and one tank is for brine.  

Cynthia states the Plan lists it as a proposed fueling area.  Robert refers to the park and states that screening 

will eliminate children from going down the road.   

 

Gary refers to No. 2 in regards to the backing up of vehicles to be minimized to the maximum extent possible 

and states that in a lot of cases, backing up is the safer way to go.  Gary asks if we want to tell people how to 

drive their vehicles.  Cynthia states the whole purpose of designing the new building to have doors on both 

sides was for the vehicles to drive through.  Cynthia states the idea is to minimize vehicles driving up to the 

main building, pulling in, and backing out.  Charlotte talks about the neighbors having to listen to the beeping. 

 Gary states he knows why this is being suggested.  His question is whether we want to start telling people 

what the safest way to drive their vehicles is.  Cynthia states she doesn’t believe we are telling people what the 

safest way is; we are asking this be done to the maximum extent possible.  Gary states this doesn’t mention 
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anything about safety.  Gary states the maximum extent possible is 100% because people can always pull 

forward.  Cynthia asks Roland if the Board has to be concerned with the way this is worded.  Roland states no. 

Cynthia states the Highway Department has safety courses all the time, and they know what the safety issues 

are.  We are just making a recommendation to keep the noise down.  Gary states we are making a 

recommendation that people do not back out.  Cynthia states yes, to the maximum extent possible, if it was 

100%, we would say people shall not back up in front of the building, and we are not saying that.  Cynthia 

states we also have the Town Attorney here tonight who agrees that this wording is appropriate.  Cynthia asks 

if the Board has any other questions.  Robert states move forward.   

 

Cynthia states the only item she is going to include in her cover note to the Town Board is to be sure to 

identify the last set of Plans that our recommendation is being based on.  Cynthia states she will identify those 

Plans when the Report is sent over to the Town Board.  Will states if Cynthia gives him that reference, he will 

add it into his Report.  Cynthia states yes, that would be perfect. 

 

Cynthia states the Town Board will be doing the SEQR on this, and Will is helping them prepare the 

conclusion of the SEQR process for their next Meeting. 

 

John Vassak asks the Board to review the storage of equipment proposal.  Cynthia states that outside storage 

of equipment and materials should be restricted to the side of the existing Salt Shed facing the proposed new 

Highway Garage building, and to the rear of the property to minimize the visual impact on neighboring 

properties fronting on June Road as well as users of the abutting Volunteers Park. 

 

Chairwoman motions that the Planning Board Refer the Salt/Shed/New Highway Building MDRA 

Report to the Town Board as Amended.  Robert Tompkins seconds.  All in favor.  No opposed. 

 

Prior to the end of the above motion, Robert states that the Board may want to recommend that the Town 

Highway Department repair the existing fence that they put up, before it comes down.  Cynthia states sure, we 

will do that. 

 

2. Monomoy Farm:  Jeri Barrett                              (owner – Monomoy Farm, LLC) 

Amended Wetland Permit          (location – 806 Peach Lake Road) 

 

 Consider Reports from Planning Consultant/Wetlands Inspector and Town Engineer 

 Consider Draft Resolution of Amended Wetland Permit Approval 

 

Jeri Barrett is here tonight to represent the Applicant.  Cynthia asks Mr. Barrett if he has any questions on the 

MDRA and Hahn Reports.  Mr. Barrett states no.  Cynthia asks the Board if they have had a chance to review 

the Draft Resolution of Amended Approval.  Cynthia asks if there are any questions or comments.  The Board 

states no.  Cynthia asks Mr. Barrett if he has seen the Draft Resolution.  Mr. Barrett states yes.  Cynthia asks 

Mr. Barrett if he has any questions or comments.  Mr. Barrett states no.  Cynthia confirms everything will be 

done according to the Plans.  Mr. Barrett states they have a new Farm Manager in place who lives on the 

property. 

 

Chairwoman motions that the Planning Board Adopt the Amended Approval for the Freshwater 

Wetland Permit for Monomoy Farm.  Charlotte Harris seconds.  All in favor.  No opposed. 

 

Prior to the next discussion, going back to the prior Agenda item in regards to the New Highway Garage 

Building, Mr. Vassak asks if there has been a decision as to which trees will be removed.  Cynthia states yes, it 

is in accordance with the Plan that the Board reviewed at their last Meeting.  Mr. Vassak asks if the trees that 
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were already marked are still coming down.  Cynthia states no, there will be less trees coming down.  Cynthia 

states that a revised Plan was submitted after the Site Visit, and that is when the trees were marked.  Cynthia 

states if Mr. Vassak wants to take a look at the revised Plan, she will see if she has it with her tonight, but the 

Board has to move on with the Agenda as there are other items to discuss.  Cynthia asks Mr. Vassak to give 

her a few minutes while the Board continues with the next few Agenda items. 

 

3. Minutes: 

 

 February 6, 2013 

 February 20, 2013 

 March 13, 2013 

 March 20, 2013 

 April 3, 2013 

 

Chairwoman motions that the Planning Board Approve the Minutes of February 6, 2013. 

Robert Tompkins seconds.  All in favor.  No opposed. 

 

Chairwoman motions that the Planning Board Approve the Minutes of February 20, 2013.  Robert 

Tompkins seconds.  All in favor.  No opposed. 

 

Chairwoman motions that the Planning Board Approve the Minutes of March 13, 2013.  Robert 

Tompkins seconds.  All in favor.  No opposed. 

 

Chairwoman motions that the Planning Board Approve the Minutes of March 20, 2013.  Robert 

Tompkins seconds.  All in favor.  No opposed. 

 

Chairwoman motions that the Planning Board Approve the Minutes of April 3, 2013.  Robert Tompkins 

seconds.  All in favor.  No opposed. 

 

4. Financial Reports: 

 

 March, 2013 

 April, 2013 

 

Chairwoman motions that the Planning Board Approve the Financial Report for March, 2013.  Gary 

Jacobi seconds.  All in favor.  No opposed. 

 

Chairwoman motions that the Planning Board Approve the Financial Report for April, 2013.  Gary 

Jacobi seconds.  All in favor.  No opposed. 

 

5. Next Meetings: 

 

 Work Session – May 15, 2013 

 Regular Meeting – June 5, 2013 

 

6. Comments from the Chair: 

 

 Discuss Meeting Dates in July and September 
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Cynthia states that while she looks for the Plan for Mr. Vassak, could the Board take a look at their calendars 

and decide whether having the first Meeting of the month on July 3
rd

 makes sense for everyone.  Cynthia states 

she does not know whether the Board has vacation plans for the Fourth of July, and we have to let people 

know if we will be changing the Meeting date.  Charlotte states July 3
rd

 is fine for her, as she will be away the 

following week.  Gary states that July 3
rd

 is fine for him.  Robert states whatever is easier is fine with him.  

Robert asks if the Meeting date in September will also need to be changed.  Cynthia states the Meeting date is 

September 4
th

.  The Board decides to hold off on that discussion. 

 

Prior to the Work Session discussion Cynthia advises Mr. Vassak that she must have pulled her copy of the 

revised Landscaping Plan, and it may be in her office.  Cynthia states that Dawn may be able to download it 

from the computer.  Cynthia states it is in the last Plan that was circulated from Hahn Engineering.  Cynthia 

states it shows the reconfigured turn, as well as the revised trees to be taken down.  Mr. Vassak states he will 

stop by and see Dawn on Friday. 

 

WORK SESSION: 

 

7. Discussion of Proposed Zoning Amendments 

 

Cynthia states in an earlier discussion, Gary raised a question about the term “proprietorship” versus “tenant”.  

Cynthia states when we restrict occupancy to 3,500 square feet we use the term “per proprietorship”.  Cynthia 

states that Gary questioned that term and why we are not using the term “tenant”.  Cynthia states this language 

has been in the Code since 1987 and asks if there is a difference between the terms, and whether there is an 

issue.  Will states it will not always pertain to a “tenant”; it could pertain to an “owner”.  Roland suggests the 

wording be changed to “occupant”.  Cynthia asks if the term may be “business”.  Roland also suggests the 

term “occupancy”.  Cynthia asks Will to give it some thought.  Roland states he likes the term “occupancy”.  

Will states that term makes sense. 

 

Cynthia states that all of the Special Use Permits are being shifted from the Town Board to the Planning 

Board.  Cynthia refers to outstanding applicants and asks how they would be impacted.  Roland asks if Cynthia 

is referring to applications already in the pipeline.  Will states it would pertain to active applications before the 

Town Board for Special Permits and whether they should be shifted over to be Conditional Use Permits of the 

Planning Board.  Roland states that should that occur, we would have to provide for it in the legislation or the 

referral to allow applicants to continue with the Board they started with, such as grandfathered in.  Will states 

the Local Law would have language in it, not the Code.  Cynthia states those were her two questions for 

Roland and states if any other Board Members have questions this is the time to do it because he does not 

attend our Work Sessions.   

 

Bernard states he had mentioned a concern about Building and Contractors Businesses and Storage in terms of 

Clearwater and would like to know whether the proposed changes will affect the ground rules for any other 

businesses in Town.  Roland states that the existing businesses would be grandfathered.  Roland states that 

depending on what the existing businesses want to do, those aspects cannot be intensified or enlarged, or it 

becomes an enforcement issue.   

 

Will states that we are not really changing what exists, we are providing new Standards in some instances 

where the Uses didn’t exist.  Bernard states he is also concerned about any parts of businesses that are 

currently in place.  Roland states those would become legal non-conforming.  Will states the business may 

continue, but not necessarily expand.  Roland states that is correct.  They cannot intensify, in large, or expand. 

Bernard states a concern about lawsuits.  Will states the whole intent is for there to be more flexibility.  

Charlotte states she agrees, especially on Fields Lane.   
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Robert states that regardless of where we go with this, especially with the RO Zone, and the As of Right versus 

Conditional Uses, we should be maximizing the potential of utilizing flex space in order to make it easier for 

people to come forward and make adjustments if something isn’t working without having to come back in and 

redo everything.  Robert talks about having a Change of Use category to allow flexibility.  Robert states that 

during his term here, that has been historically missing. 

 

Will states that one of the problems with a Town like North Salem is that there isn’t a lot of diversity in area.  

We have diversity in Uses which are unique as far as where they may go.  Will states there is not a lot of 

turnover.  Robert talks about looking ahead and trying to be positive.  Will refers to personal services and 

retail being easier and states the Town doesn’t have a lot of them.  Robert states there is just a little bit of 

taxable space left, and we should maximize it.  Will states there are also residential properties near commercial 

properties.  There is a discussion about razing those at some point and start new.  Robert states providing 

flexibility is something that is near and dear to his heart. 

 

Cynthia refers to Bernard’s earlier question and asks Will when he prepared the definition for Builders 

Contractors, whether he used language that was currently in the Code.  Will states yes.  He only added two 

bolded items.  Cynthia shows those bolded items to Roland so he may let the Board know whether he has any 

issues with them. 

 

Cynthia refers to the underground storage tanks as far as setback exceptions.  Cynthia states that Will has 

spoken with Bruce about this and asks Will what his current recommendation will be.  Will states the last e-

mail he received from Bruce stated that the LP gas tanks aren’t regulated by the DEC.  Will states he finds that 

hard to believe.  Will states that water tanks aren’t regulated by anybody.  Will refers to LP gas tanks having 

10 foot setbacks which he finds funny because this whole issue came about when trying to take out setbacks.  

Will states he understands the need for ten feet.  Will states there is logic to having the 10 foot minimum even 

when there are no State Standards.  Will talks about his rationale for not wanting the edge of properties being 

used, especially when digging has to take place.  Gary asks what items would be precluded.  Will talks about 

not being able to plant or have construct walkways. Gary asks whether people cannot plant bushes over a tank 

that is 10 feet underground.  Will states it isn’t the best thing to do, especially if the tank has to be dug up 

some day.  Robert states that the primary consideration would be in regards to septic systems.  Cynthia asks 

how the Board feels about allowing a 10 foot setback for any yard.  The Board agrees.  Cynthia states we are 

keeping the maximum capacity of 1,000 gallons on the LP gas tanks.  Will states the reason he questioned that 

before is because he thought that was the DEC standard for tanks, but it probably is for oil.  Will states he does 

not understand how the State doesn’t regulate the LP tanks.  Cynthia states that Will is going to come back 

with different wording for the next Meeting. 

 

Cynthia refers to the Standards and states at each Meeting the Board has been trying to tackle three sets of 

Standards.  Cynthia states that tonight the Board will discuss Tradesman Offices, Indoor Recreation, and 

Indoor Light Industry.   

 

Charlotte asks whether the Board will be discussing camps tonight.  Cynthia states that for now the Board will 

be discussing the previously mentioned three Standards.  Cynthia states that Will has not compiled all of the 

Board’s comments in regards to camps from the last Meeting.  Cynthia states if the Board has specific legal 

questions for Roland, she doesn’t mind going back to a camp discussion.  Cynthia states that for the next 

Meeting in two weeks we will have revisions from Will regarding all the items discussed to date.   

 

Will states when he started to revise the definition of Tradesman Offices, he changed the wording to take out 

landscape contractors.  Will states he will change it back if the Board would like him to, but when he started to 

work on the Standards, landscape contractors didn’t seem to fit.  Will states if the Board wants it to be put 
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back in, he will add it.  Cynthia agrees with the change Will made and states it bothered her as well.  Cynthia 

states it is a whole different type of Use.  Cynthia reads the definition of Tradesman Offices as being an 

electrician, plumber, painter, carpenter, general contractor, heating, ventilating, air-conditioning contractors, 

refrigeration contractors, roofing contractors, and other such construction occupations, including vehicle 

parking but all storage of materials, equipment and supplies shall be fully contained and screened.  Cynthia 

states as discussed above, the term landscape contractor has been taken out.  Cynthia states the definition for 

Tradesman Offices does not include vehicle fueling facilities, a building contractor’s business or storage yard, 

or the office of storage facilities of a mason, landscape contractor or excavator contractor.  Gary states he 

understands not having storage facilities, but doesn’t understand why the office of a landscape contractor is not 

allowed.  Will states that if a landscape contractor has an office, they will want to have all their equipment 

there.  Gary states he does not believe that in 100% of the cases a landscaper will have an office in the same 

location as the equipment.  Cynthia states if it is just a pure office in the same Zone, it may be put in the Use 

which is a Use as of Right, business or professional office.  Cynthia refers to the Use Tables and states if 

someone just wanted to have an office, in the Use as of Right, someone may have a business office.  Gary 

confirms that would also pertain to a landscaper.  Gary states the way this is reads is that a landscaper can’t 

have an office.  Will states that someone can’t have an office under the definition of Tradesman Offices.  

Cynthia states if someone goes to Bruce and states they are a tradesman wanting to have a business in the R-1 

Zone, Bruce will tell them which category they would fall in, and tell them they have to go to the Planning 

Board for a Special Use Permit.  If the person tells Bruce they only want to have an office, Bruce would tell 

them that is fine, they don’t need a Special Use Permit, but in both cases, Planning Board Site Plan Approval 

would be required.  Cynthia states that all of the circumstances Gary has mentioned fit in the RO Zone.  It just 

depends on whether an extra Permit will be required for a Tradesman.  Cynthia states if someone wants to put 

an office in, that would be considered an as of Right Use.  If someone wants to have an office, and equipment, 

two Planning Board Permits would be required; a Special Use Permit and Site Plan Approval.   

 

Roland states he agrees with Gary that at some future time we could have a Building Inspector who sees a 

conflict between the two Sections and advises people in terms of business office Permits.  Will talks about 

taking wording out.  Cynthia states we shouldn’t use the word “office” at all.  We should use “the business of”. 

Gary states that is the goal.  Cynthia states the wording “office” will be changed to “business”.  Cynthia states 

the last sentence will be “The definition does not include mason, landscape contractor or excavator”.  Will 

asks if the whole name will be changed.  Cynthia asks whether that works for everyone.  Cynthia asks Will if 

he sees any issues.  Will states it doesn’t really work with the scope of the other offices that we have defined, 

such as medical offices, and business and professional offices, but the definition defines them. 

 

Gary states the analogy here is very similar to the analogy he was trying to make in regards to the Highway 

Garage in terms of not having the trucks backing up.  Gary states if we are going to tell people they shouldn’t 

back up because it is noisy, we should also tell them not to play radios loud.  Gary states we are starting to get 

into definitions and Uses that are beyond our scope.  Cynthia states she does not follow what Gary is saying.    

Gary talks about the trucks not backing up because that would create a noise, so why shouldn’t we tell them 

they can’t play their radio loud.  Will states that one reason would be if the noise of the trucks backing up is 

measured, it will exceed the decibel level in the Zoning Ordinance.  Gary states doesn’t that also pertain to the 

volume a radio is at.  Will states if someone is playing a radio too loud, the police may come and ask for the 

radio to be shut off, and if it isn’t shut off, they may be arrested.  Gary states if the police get involved, it 

shouldn’t be a Planning Board responsibility.  Cynthia states the whole purpose of Standards and 

recommendations like this is to highlight a function or a discipline that is common.  Gary states what about 

radios.  Cynthia states she has been over to the Town Highway Garage so many times, she can’t count, and she 

has never heard a radio playing indoors or outdoors.  Cynthia states this is not a typical use or function of a 

Town Highway Garage.  Cynthia states she understands Gary’s point.  Cynthia states the backing up of 

commercial vehicles is required by Law, but the safety beeping noise is very loud and annoying.  Cynthia 
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states that is why we focused on that one aspect, and not everything else.  Cynthia states unless Gary has 

specific wording recommendations, she would like to move on. 

 

Cynthia states maybe the word “business” does not have to be added.  We could just say a “tradesman use”, 

and drop the word “office”, or say “tradesman business use”.  Will talks about emphasizing more of the office 

versus the yard.  Cynthia states it is true that we emphasis the office more than anything else.  Cynthia states 

that Will has a point.  We do have a system going here of defining business offices, professional offices, and 

now tradesman offices.  Roland states he thought we concluded that all tradesmen could have business offices 

without the need for a Special Permit.  Will states that was his point.  The name of this Conditional Use Permit 

is for a Tradesman Office which has a specific definition.  Will states that tradesman offices or tradesman 

businesses standalone from business offices which have their own definition.  If someone falls under the 

definition of one or the other, that is the Permit that would be required.  Will states he doesn’t see it being a 

problem because if we call them tradesman offices and we exclude landscape contractors, that doesn’t mean 

we are excluding the offering of landscape contractors in another category in the Zoning Ordinance, especially 

since we have offices listed.  We do not state who can or cannot have an office.  Will states that office is a very 

generic term.  The operations that occur are more important, as well as having people follow specific criteria.  

Gary states that was the most convoluted answer.  Gary states he knows that Will wrote this, but his was the 

most convoluted explanation as to why someone can’t have a desk and a phone.  Will states that Gary is 

making the misconception that somehow this will preclude someone from having a desk and a phone, when 

we have already told him several times that there is another listing for business office for which someone may 

have a desk and a phone.  If someone wants a desk and a phone they can have a business office and obtain a 

Site Plan Approval which is a lot easier than getting a Special Permit.   

 

Roland states that someone might conclude that a business office is a general classification but limited by this 

further definition, and a landscaper will be told he can’t have an office or a business in this Zone.  Will states 

that would be a wrong interpretation.  Will asks if the name “tradesman offices” is the issue because that is 

what he thought would be fine to take out.   

 

Cynthia refers to the Standards and asks if the Board has any questions.  Will refers to the Standards for 

landscape lighting and states they are general and do not necessarily need to be limited to this Use.  Will states 

that maybe this language should go somewhere else, or non-residential district wide.  Will states it doesn’t 

make a lot of sense to have the language in ten places when it may be placed in one.  Cynthia states that we 

may want to make reference to it, and refer people to a specific Section.  Cynthia refers to cross-referencing 

and states a problem people have is trying to find items in the Code.   

 

Gary refers to I4 and asks what if the building is four stories tall.  Gary asks if we mean 15% of the footprint.  

Cynthia states if that is the way Gary wants it to read, we can make it that, but right now the wording refers to 

the “gross”.  Gary states that if there is a basement, ground floor, and a second floor, there would be an awful 

lot of outside space available for use.  Gary states he would think it should be 15% of the footprint of the 

building.  Will states that he will change the wording to footprint.  Will states that some of these businesses  

will be small. Robert states that those lots are all long and narrow for the most part.  Robert talks about the 

percentage being 15 or 25 and states that considering they are all going to be screened, he would prefer a larger 

number.  Cynthia asks what constitutes accessory outdoor storage; is it just materials, or does it include 

vehicles.  Will states he wouldn’t consider vehicles that are parked in a lot to be outside storage.  Gary asks if 

we are talking about bulldozers, trailers, or lawn mowers.  Will states yes, but those are not considered 

vehicles.  Will talks about an electrician who has a fleet vehicle and states he wouldn’t consider that as 

storage.  Gary asks what if the electrician has a trailer.  Robert talks about a limitation of a ton.  Will states the 

trailer would have to be indoors.  Will states the whole intent was not to have as much visibility.  Gary refers 

to the lawn mowers, plows, and other equipment.  Will states that would be considered as storage.  Gary asks 
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if those items have to be inside.  Will states no, those items could be in a designated screened storage area.  

Gary states that answers the question Cynthia has, that it is just not materials.  Cynthia states we need to clarify 

what constitutes accessory outdoor storage.  Will states that maybe the problem is that in I1 we use the word 

“vehicles”.  Cynthia states yes, that is the problem.  Will talks about separating vehicles from storage.  Cynthia 

states that given what Will has just defined as how he is going to structure this, the 15% seems reasonable to 

her.  Cynthia refers to gross floor area and states we are not going to have buildings that are more than two 

stories due to the 35 foot height limits.  Gary states someone may have a basement.  Cynthia states, yes, there 

could be three floors.  Will states we may have to define it, because it wasn’t intended to include basements.  It 

was supposed to be the habitable areas.  Will states that maybe the term “footprint” would be a better term, and 

just increase the number.  Robert states if we change the term to “footprint”, we should change it to 25%.  

Gary asks if lawn mowers and electric carts would be considered to be materials.  Will states those items 

would be considered as equipment, and materials would be items such as pipes.  Gary states that equipment 

could be tools, and lawn mowers, such as a landscaper would use.  Will states that an electrician might have 

equipment to dig trenches.  Gary states that a lot of these businesses rent equipment.  Will states we are talking 

about electricians, plumbers, painters, and carpenters.  Ladders are discussed.  Will states they are primarily 

kept on the trucks.  Cynthia refers to I2 and states having the wording “or as otherwise approved by the 

Planning Board”, would provide flexibility.  Will states he understood the Board was interested in people 

primarily having offices, fleet vehicles, and outdoor storage that is designated and screened.  Cynthia asks the 

Board whether they have any further questions in regards to Tradesman Offices.  Gary states he is sorry to be 

such a pain, but referring to I6, what is meant by the wording “shall be fully contained”.  Will states it means 

that items are not to be spilling out of the designated area into the parking lot, or off the yard.  Gary does not 

know what is meant by the term “contained”.  Will states the Board will look at that when the approval process 

is taking place.  Will states that containment could be many different things, such as fencing, landscaping, and 

walls. Cynthia states that screening could either be a fence or landscaping.  Gary asks if it would be on all four 

sides. Will states yes, because someone could have a gate.  Will states the Board has the flexibility of 

determining what is appropriate.  Gary states he knows we have the flexibility, but he is trying to understand 

what we mean by the wording “fully contained”.  Cynthia refers to 121 Market where the Board agreed to 

fencing only in the front because it was demonstrated to us that given the lay of the land, and the uses to the 

rear and the east, the screening was sufficient.  Cynthia states that is an example of starting with restrictions, 

with the Board having the ability to waive if items are demonstrated not to be necessary.   Gary asks if the 

wording “no containers” refers to no garbage cans.  Roland states he believes it means roll off trailers, such as 

the old rail road trailers.  Will states someone shouldn’t be storing materials in a garbage can.  Robert suggests 

changing the wording to “no roll off containers”.  Gary confirms that garbage cans are permitted.  Gary states 

that a lot of people have a lot of different types of containers.  Will asks if the Board would like size limits.  

Gary states he is reading this as if he were someone applying for a Permit.  Cynthia suggests the wording read 

“no containers exclusive of garbage receptacles”.  Will states it is better to have a size limit.  Gary states he 

agrees.  Cynthia suggests wording such as “no material storage devices in the form of containers permanent or 

non-permanent shall be permitted”.  Will states the trouble with that is he could see someone having a device 

that is not necessarily a garbage can, but looks like a garbage can, to be used for storage. Cynthia does not 

think it matters if someone has a small container in order to protect items from the weather.  Gary confirms no 

pods of any kind will be allowed.  Gary states he doesn’t mean to be difficult, but what we are trying to do 

here?  Roland suggests we state items not allowed, such as “containers, trailers, or pod-type storage devices 

shall be not permitted”.  Roland states he wouldn’t get into size.  Gary asks isn’t a garbage container a 

container?  Roland states that is a stretch.  Roland states he wouldn’t get into permanent versus non-

permanent.  Will states the Board should remember that the Applicants will be coming before them for Site 

Plan review, so the Board will have the ability to have a discussion and decide.     

 

Cynthia states we will move to the Indoor Recreation discussion.  Will states that the last time we had this 

discussion he didn’t see a difference between membership clubs and indoor recreation.  We focused on  



Planning Board Minutes – 05/01/13 9  

neighborhood swim clubs in conjunction with membership clubs.  Will states he went back and looked at the 

Zoning.  Will states he had a hard time understanding the difference between membership clubs, country clubs, 

and golf clubs.  Will states that when looking at the Standards for membership clubs, they point to the 

Standards for country clubs and golf clubs.  Will states he isn’t sure there is a need for membership clubs 

because the Standard for country clubs should cover it.  It is almost like it’s redundant.  Gary asks Will if he is 

proposing to take out the whole paragraph about membership clubs.  Will states the current Code allows 

membership clubs, country clubs and golf clubs.  Will states he doesn’t believe there is a definition presently 

for golf clubs.  Cynthia states there is a reason why we have all three.  Cynthia states we only allow golf and 

country clubs in the R4 and R2 Zones.  Will states we did, but we took them out.  Cynthia states this is the way 

it has always been, but we have allowed membership clubs because we have places like Lakeside Field Club 

that have tennis and physical fitness.  Will states he doesn’t know the difference between a country club, golf 

club, and a membership club.  Cynthia states she believes that golf and country clubs are one in the same, they 

are a golf club.  Will states that golf and country club is listed, as well as membership club.  Will confirms that 

golf is not allowed everywhere.  Will states the point he is trying to make is that the only difference would be 

that someone may not have golf.  Roland states he never heard of a country club without golf.  Cynthia 

suggests we get rid of the word country, and just list it as a golf club because we have already defined it in 

terms of the size of the building, and the membership.  Will states that is what a membership club is, without 

the golf.  Cynthia states that is why we need the two, as there are some instances when we want the 

membership club for tennis, or racquet ball, but we don’t want the golf.   

 

Robert states that New York State is attempting to legalize ultimate fighting and asks if someone wanted to do 

that on Fields Lane, would that be considered a membership club.  Will states that today it would be, but we 

are discussing trying to eliminate that.  Will states that would be considered as indoor recreation.  Cynthia asks 

if the reason we are doing indoor recreation is to broaden the membership clubs.  Will states no, indoor 

recreation wouldn’t be membership only.  It would be either by membership, or pay as you go.  Cynthia 

confirms that indoor recreation will only be allowed in the RO Zone.  Cynthia states that golf clubs will be left 

alone because they are only in the R2 and R4 Zones, membership clubs are a standalone because we allow 

them in many places, and indoor recreation we need because we are allowing it in the RO Zone.  Cynthia 

confirms that people do not have to be members, and they may come periodically without a membership.  

Cynthia states we do have exclusions.  Will states that membership clubs, country and golf clubs both point to 

the same supplemental standards that exist in the Zoning and asks Roland about items being open game unless 

there are specific standards.  Roland asks Will if he is suggesting to combine them all into one definition.  Will 

states no.  Will states there is a difference between a membership club and a country club/golf club.  Roland 

states only in a sense of which Zone it may be allowed in.  Cynthia agrees.  Cynthia talks about separating the 

standards.  Roland talks about excluding golf from the membership definition.  Cynthia states when we set up 

the Standards we put the two together and we shouldn’t have.  Cynthia states we should have Standards for 

golf clubs and Standards for membership clubs.  Roland states golf doesn’t have to be excluded because the 

definition of membership clubs do not include golf.  Will states he will look at how the golf is treated.  Will 

shows Roland the existing Standards to take a look at.  Roland states it doesn’t matter if the Standards are the 

same.  Will states the definition helps limit the intent.  Will states the intent was to have swimming, tennis, 

and paddle tennis, as well as the banquet facilities.  Cynthia confirms that would be for membership clubs.  

Cynthia states that indoor recreation would be different.  Will states that indoor recreation would be more of 

the items we see more traditionally today, such as health clubs, gymnastic facilities, baseball work out places, 

and other sports oriented items, where people may be members, but may also go to an event.   

 

Roland states there are now membership clubs cropping up for people who have classic cars and asks the 

Board whether they would want that.  Roland states there are places in Katonah where people keep their 

classic cars, and belong to a club where they have events such as road rallies and car shows.  They have 

buildings that are large enough to house 30 or 40 cars.  Those are considered to be membership clubs these 
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days.  Cynthia states she would prefer to exclude that from the definition.  Cynthia states she would prefer to 

exclude this type of item from the definition because we allow membership clubs in all of our residential 

zones.  Cynthia states if the Board wanted that, we could include membership clubs in the RO Zone.  Cynthia 

states we may have to call it something else.  There is a discussion about biker clubs.  There is a discussion 

about the facility in Bedford.  Gary talks about having maintenance and repair facilities.  Roland states this 

may not be something wanted in a residential zone.  Cynthia states it would have to be called something else.  

Robert refers to the RO Zone and states it would be a clean use.  Gary states that auto mechanic businesses 

might not be the cleanest use.  Robert states there is no mechanical work going on where the classic cars are 

kept.  It is more like a storage facility.  Roland refers to the horse riders and asks if they are classified with any 

kind of membership club.  Cynthia states they don’t have a headquarters.  Will talks about people who have a 

non-profit use such as the Audubon.  Will states that Lewisboro has an Audubon and Wolf Center.  Will states 

the zoning had to be rewritten to allow for more than just the office.  Roland refers to the Golden’s Bridge 

Hounds and asks whether they have an office.  Cynthia states they have a clubhouse.  Roland asks if that is 

considered a membership club.  Cynthia states it they started to do it today, it would probably be called a 

membership club.  Roland states it wouldn’t be able to be a membership club.  Cynthia asks why.  Roland 

states the definition is just defined as swimming, tennis, or paddle tennis.  Will asks if there is a VFW Club in 

Town.  Cynthia states not in North Salem, we have a Lions Club.  Cynthia asks if there is a definition of 

membership clubs.  Roland reads the definition as “an establishment which provides indoor and/or outdoor 

swimming, tennis and/or paddle tennis recreation facilities”.  Cynthia states we dropped the word “ect.”.  

Robert talks about not wanting to limit it.  Cynthia talks about adding in the word “similar”.  Charlotte states 

that paddle tennis wouldn’t be considered a club.  The players would have a court, not necessarily a building.  

Will states that there may be swimming, tennis, and paddle tennis.  There is a discussion about adding in a 

non-for-profit in the membership club definition.  Cynthia refers to membership clubs and asks the Board 

whether they want to tighten it up or limit it.  Cynthia asks if the Board wants the definition to be broad, except 

list specific exclusions.  Gary asks what the Board would exclude.  Cynthia states motorcycle clubs.  Roland 

talks about not permitting any type of motorized vehicle clubs, especially if they are in residential zones.  Gary 

states that the list will become very long when we start to list items we are excluding and asks where we draw 

the line.  Cynthia states we could go either way.  Either we state items we don’t want, or we state the few items 

we do want.  Roland states it would be better to state the items we do want.  Cynthia asks the Board to look at 

the membership club items we do want in terms of expansion, and states that right now, we have swimming, 

tennis, and paddle tennis listed.  Will talks with the Board about allowing for banquet facilities.  Cynthia asks 

the Board whether they have a problem with banquet facilities.  Cynthia states we don’t have to make a 

decision tonight, but asks the Board to try and wrap this up at the next Meeting.  Cynthia asks the Board to 

come back with their thoughts, via e-mail if possible.  Cynthia states just to clarify, we are going to have golf 

and country clubs as one standalone use.  Cynthia states that membership clubs are allowed in all the 

residential zones.  Cynthia states she is not sure if they are in any of the commercial zones, but advises the 

Board take a look at the Use Tables to see.  Cynthia refers to the indoor recreation new uses that are being 

introduced only in the RO Zone and states the Board should look at the Standards to see if everything is nailed 

down.  Cynthia states that in A, we list items that will be excluded, which were mentioned at the last few 

Meetings.  Cynthia refers to B and states that video games shall not occupy more than 5% of the total gross 

floor area.  Cynthia refers to C and states we are allowing limited food services which are not considered 

dining halls.  Gary refers to banquet facilities.  Cynthia states those are part of country clubs.  We are now 

discussing indoor recreation.  Roland asks whether the banquet facilities are accessories.  Will states those are 

just for country clubs, we are now talking about a different Use.  Roland asks whether someone may have one 

paddle tennis court, and a banquet hall.  Will states it would be subject to a Conditional Use Permit.  Cynthia 

suggests separating the membership clubs, and only have banquet halls listed with the golf and country clubs, 

and come up with some other accessory for the food services for membership clubs that are small in scale.  

Cynthia states we will take the existing Standards and gear them towards golf and country clubs, and create a 

new set of Standards for membership clubs.  Cynthia goes over the indoor recreation Standard in the RO Zone 
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and confirms the language with the Board.   

 

Cynthia states we will move to the Indoor Light Industry discussion.  Cynthia states this will only be allowed 

in the RO Zone.  Gary refers to the first sentence regarding research and development facilities.  Cynthia reads 

that first sentence to the Board.  Gary states it is not restrictive enough.  Cynthia reads the restrictions.  Gary 

refers to printing, and woodworking and states there are a lot of materials involved that can be very toxic.  

Gary states the enforcement will be very difficult.  Cynthia suggests the Board go through each item.  Gary 

states that everything that is on here requires potentially toxic materials.  Cynthia states that Will has listed 

these items for us to review.  The Board should go down the list and see what they like and what they don’t 

like.  Cynthia asks if the Board has issues with item one which is food and beverage production, bakery and 

offsite catering.  The Board is fine with that item. Cynthia states the next item is Apparel and other textile 

products.  Gary states he has concerns.  Cynthia asks how it may be better defined or limited.  Gary refers to 

toxic materials.  Will talks about small printing businesses.  Gary asks if we want people to store 50 gallons of 

different inks and other materials.  Will states it will be regulated.  Gary states he understands, but asks if we 

are going to allow people to store barrels of materials.  Gary states a person who is running a silk screening 

shop is not going to have small cans of these items. Gary states a concern with the next few items, such as 

furniture and fixtures, and printing and publishing.  Gary refers to electrical and electronic machinery and 

equipment and states that very toxic chemicals are used for cleaning, as well as metal fabrication.  Cynthia 

refers the Board to look at the items in B which lists items not included.  Gary asks if silk screening is 

considered to be an environmental hazard use.  Cynthia tells Gary that it seems as if that is what he is trying to 

say.  Cynthia states if that is the case, then people can’t have these specific materials.  Will states the amount 

of the materials, in addition to what the products are, have to be looked at.  Gary refers to the size of the 

containers allowed.  Will refers to the Fire Code limitations.  Gary states he doesn’t know that the Fire Codes 

are enforced.  Will refers to State Fire Codes.  Cynthia states Bruce makes annual inspections.  Robert believes 

the fire codes are enforced.  Gary talks about someone having 50 gallon containers.  Cynthia states she doesn’t 

know if 50 gallon containers are allowed.  Cynthia states that would be a question for Bruce.  Cynthia suggests 

we put this aside so we may speak with Bruce as to what some of the limitations are.  Gary states a concern 

with apparel in terms of inks and toxic materials, as well as the storage of inks.  Cynthia suggests the Board go 

through all of the items listed in A.  Roland asks why only the use of electric power is allowed.   Cynthia states 

she had that question too.  Gary states maybe solar should be listed.  Cynthia states that given the fact that A 

and B have to be read together, does the Board want to consider taking out some of the uses in A.  Gary states 

yes.  Cynthia asks Gary which uses he would like to have taken out.  Gary states apparel and other textile 

products, furniture and fixtures, printing and publishing, electrical and electronic machinery and equipment, 

metal fabrication and machine shops, experimental research and development, and limited fabrication.  

Cynthia states we should remember that experimental research and development facilities are the only uses 

that are there right now.  Gary states he doesn’t know whether we want a chemical research site there.  Cynthia 

refers to the current language where it lists items not to be included such as “manufacture of products and 

merchandise involving the use of chemicals, processes or materials that might constitute a potential explosive 

or environmental hazard”, and states we wouldn’t have those items.  Gary states that DuPont would tell people 

that the research they are doing does not constitute explosives.  Will states he understands what Gary is saying. 

Will states that he had some concerns about the Uses being a little bit more than the Zone can handle, but 

figured the Zoning would regulate it.  Gary states that DuPont is not likely to build a multi-billion dollar 

research and development facility, but that is not to say that a couple of people won’t consider doing 

something.  Robert states we would be lucky if they did.  Will states on the other side of the coin is that wood 

working, artisans and crafters boutiques also use some of these chemicals.  Gary states shellac and paint 

thinners are very hazardous.  Gary talks about people dumping chemicals down the drain, even though they are 

told not to.  Gary states the question should be what would we allow, such as food, mail order, accessory retail 

uses, and other similar uses.  Cynthia states that mail order businesses have big machines that need to be 

cleaned and maintained, so they would probably have large containers of materials.  Cynthia asks the Board 
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whether they want indoor light industry or not.  Cynthia states we are trying to be a little more flexible, but if 

the Board wants it taken out, we will take it out.  Robert states he does not want to see it taken out.  Cynthia 

states she thought the last minute finishing or assembly of a product might be a Use that we thought would be 

good.  Cynthia refers to cabinet makers or woodworkers.  Robert states we have someone who does 

woodworking out of a barn in Purdys right now.  Cynthia talks about the last steps someone would take when 

working on apparel or textile products.  Will states that limited-fabrication operations would not utilize 

chemicals at all.  Cynthia agrees.  Gary states a concern about the word “fabrication” and states if the language 

were changed to “limited assembly” he would agree.  Will states we could use the word “assembly”.  Cynthia 

suggests changing it to “limited assembly operations”.  Gary asks Robert if he agrees with having experiment 

research and development facilities, including analytical, pharmaceutical and commercial laboratories.  Robert 

states yes, where there are no uses of chemicals, processors or materials that might constitute a potential 

explosive or environmental hazard. Robert states that he understands the concerns with explosives.  Robert 

states that environmental hazards is a broad category.  Gary states a concern about enforcement and states if 

anyone has been in a small workshop or laboratory, they know how much leaks or leaches out accidentally or 

deliberately.  Cynthia states that may be happening in individual homes.  Gary states it is one thing if one 

person is doing it, versus an industrial leak.  Robert states he assumes there would be enforcement by multiple 

agencies.  Gary questions whether we really want people doing manufacturing, research and development, 

pharmaceuticals, utilizing chemicals.  Robert asks Gary if he wants to eliminate all research and development. 

Gary states yes.  Robert states he doesn’t agree especially in a research office zone.  Gary asks Robert what he 

wants to allow.  Cynthia refers to what the current definition allows, and looks to see if she has it with her.  

Gary states that research is very broad.  Cynthia asks Gary to help the Board tighten it up.  Gary states he has, 

but everyone thinks his comments will make it too tight, but they have not come back with other suggestions.  

Cynthia states that right now we have taken everything off.  Gary states that we have left the category of food 

and beverage in.  Gary states he left in mail order, but Cynthia stated that should come out.  Cynthia states she 

doesn’t want mail order taken out, she just stated there may be materials that Gary was concerned with.  

Cynthia states she wasn’t totally concerned because she is fairly sure that when the Board talks with Bruce 

they will find out that the building codes and other codes are going to limit the storage and use of some of 

these chemicals.  Will states that a lot of the chemicals are contained in the machinery.  Cynthia states she 

doesn’t see anything wrong with printing and publishing on Fields Lane.  Robert states he doesn’t understand 

Gary’s concern with not allowing furniture and fixtures.  Gary states a concern with the chemicals that are 

used such as shellacs, varnishes, and glues.  Charlotte asks what concerns Gary has with printing and 

publishing.  Gary states printing and publishing businesses use a lot of glues and inks.  Robert states that Gary 

has a point.  Robert states he was thinking more in terms of the manufacturing of the product, not the stripping. 

 Cynthia talks about building in the Standards to make sure these items are handled correctly.  Cynthia refers to 

the horse industry and states if we didn’t have Standards about the handling of manure, we would have major 

problems.  Cynthia states we have Standards, and the facilities are inspected, and go through the Special 

Permit Process.  Cynthia states we have to have some faith in the system that the Special Use that we are 

putting together, and the Standards that we are writing are going to make sure we have exactly what we want, 

and it will not be hazardous to the environment.  Gary states that is fine, but what is the Standard for research 

and development facilities.  Cynthia states the Board is about to write them.  Gary states he doesn’t want to see 

a facility doing electric shock treatments.  Cynthia reads one of the items in A which states the “excluding use 

or experimentation with animals”.  Gary states yes animals, not people.  Gary states these categories are 

leaving us wide open.  Cynthia states we should tighten them up then, and not necessarily by eliminating 

items.  Will states we can’t take out the terms non-experimental, because that is what research and 

development is.  Will states that we may exclude the word “chemical”.  Cynthia states if we exclude all 

chemicals, nothing will be allowed.  Robert states including food.  Gary states this is extremely broad.  

Cynthia states we are starting with an extremely broad list, which we intend to tighten up, but not totally 

eliminate.  Robert states this Zone is extremely restrictive.  Cynthia states yes, but it does have research office 

and development.  Will states yes, but with no definition of any kind.  Charlotte talks about making it more 
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flexible.  Cynthia refers to apparel and other textile products and asks the Board whether they want to leave it 

in, and maybe tighten it up?  Cynthia asks if we want to limit it to assembly operations.    Cynthia talks about 

having apparel and other textile products to be part of limited assembly.  Cynthia states that all of the materials 

may come from somewhere else, and someone may sit at a sewing machine and make the finished product, 

such as adding trim on.  Cynthia states she used to work in the shoe industry.  The leather came down from 

Maine, and the soles came from somewhere else.  Cynthia states she sat at a machine and stitched them 

together.  Gary states that if we want to consider having more assembly and less manufacturing and 

fabrication; that is certainly, in his opinion, a step in the right direction.  Robert states he thought that is what 

we already had.  Gary states the way it reads now, someone may construct textile products.  Cynthia states she 

is suggesting taking that out so as to only allow the assembly of textile products.  Gary asks the Board not to 

get mad at him.  Cynthia states she is not mad.  Gary states she is.  Cynthia states she is frustrated.  Cynthia 

states they are trying to get to a point where they write something that might work, and not just simply take 

items out.  Cynthia states she appreciates Gary’s input, but would like to move in a direction where they end 

up with something that might make sense.  Will asks the Board if there are any other items they would like to 

have included that would be acceptable.  Cynthia refers to furniture and fixtures asks if light assembly would 

be all inclusive of letting a cabinet maker or someone else put cabinets together.  Gary refers to a cabinet 

maker using materials such as varnish, stain, and cleaning products, versus only assembling the cabinets 

together.  Will states that the assembly of finished parts and products would not involve those types of 

materials.  Gary states he is fine with assembly.  Will states that woodworking would allow the use of such 

materials.  Gary states yes, woodworking allows someone to have an awful lot of materials.  Will states he 

doesn’t understand why Gary wouldn’t want to have someone who makes cabinets.  Cynthia states she 

definitely would.  Cynthia states she is building book cases in her house right now.  People do it as a home 

occupation.  Gary talks about a home occupation, versus a 30,000 square foot building.   

 

Roland refers to the Town of North Castle and states they have two moving warehouse businesses.  Gary states 

that warehouses are fine.  Roland states they also have a food service provider who rents out supplies such as 

ice makers, tables, chairs, and silverware, ect.  This provider services the restaurant industry.  Roland states 

there used to be a warehouse there that put together defibrillators.  Gary states he would be fine with a mail 

order distribution center.  Gary states he understands that solvents would be used for cleaning, but by and large 

they wouldn’t be using chemicals day in and day out which would need to be stored.  Cynthia states that 

warehousing is not a permitted use, it is only an assessory.  Charlotte states she does not see a problem with 

printing and publishing.  Cynthia asks Robert and Bernard how they feel about printing and publishing.  

Bernard states he doesn’t see why we have to define these items in the first place.  If someone wants to have a 

business they come in and define what that business is, and then we look at the products that would be 

involved to determine whether they can do it.  Bernard asks why we are introducing what can and cannot be 

done.  Cynthia states we have to do it.  Roland states we have to set parameters in specific zones as to what the 

uses are.  Bernard states they have to come before us in the first place.  Will states when it is set forth as to 

what can and what cannot be done, that isn’t necessarily arbitrary because it is written there, it would be 

arbitrary if it isn’t written out and someone comes before the Board and a decision is made, and then at another 

point in time, someone else comes before the Board and a different decision is made.     

 

Charlotte states we have to allow a degree of light industry without allowing the use of 50 gallon containers of 

chemicals.  Robert talks about the safeguards listed in Section B as a way to be certain that we can knock out 

some of the items that Gary and all of us are concerned with.   

 

There is a discussion about printing.  Gary states that printing is a dirty business.  Charlotte asks what is dirty 

about it.  Gary states the ink.  Charlotte asks if the ink may be disposed of.  Gary states of course it may be 

disposed of, and that is the issue.  Cynthia refers to the building codes and standards in place that have 

regulations.  Gary refers to the recent explosion in Texas.  Will states the explosion in Texas was at a scale we 
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will never see.  Gary agrees that we will never see something of that scale, but even one tenth of that scale 

would be quite damaging.   

 

Cynthia goes down the list and polls the Board, starting with the first item which is food and beverage 

production, bakery and offsite catering.  The Board is fine with that item.  Cynthia reads the next item which is 

apparel and other textile products.  Gary states no.  Robert states, yes, for the assembly thereof.  Cynthia states 

it is already covered below.  Cynthia reads the next item which is furniture and fixtures.  Gary states no.  

Cynthia states we have it under assembly.  Charlotte doesn’t see a problem.  Robert states he agrees with 

Gary’s concerns about the chemical processes.  Charlotte agrees.  Will suggests someone who has a smaller 

scale, such as a boutique level and states that person would still have chemicals.  Cynthia states that furniture 

and fixtures are off.  Cynthia reads the next item which is printing and publishing.  Gary states it is a matter of 

scale.  Cynthia states we are not talking scale anymore.  Gary states no then.  Robert and Charlotte state they 

do not have a problem with printing and publishing.  Robert states he does recognize people may abuse it. 

Cynthia states that all uses can be abused.  Cynthia reads the next item which is electrical and electronic 

machinery and equipment.  Bernard states we should define it, as to what we mean.  Gary states he doesn’t 

want the manufacturing of circuit boards.  Cynthia talks about having a category that is for service and repair.  

Cynthia states that electrical and electronic machinery and equipment will be taken off.  Cynthia confirms the 

Board agrees with taking off metal fabrication and machine shops.  The next item is wood working, artisans 

and crafters boutiques.  Robert states a concern about the metal fabrication and certain gases.  Charlotte agrees. 

Gary states it is a matter of scale.  Gary states it is unlikely we are going to have a 500 person metal fabrication 

shop in Town.  Charlotte states that as we go down and read Sections C, D, E, and F, all of this is covered.  

Cynthia refers to limited-assembly operations.  Charlotte asks how that is different than wood working, 

artisans and crafters boutiques.  Cynthia states it is no different, it is just redefined.  Cynthia states that 

someone isn’t going to have a big furniture manufacturing company, but someone may have a boutique.  

Cynthia reads the next items as limited assembly operations, limited service and repair operations, mail order 

distribution centers.  The Board is fine with those.  Cynthia reads the next item which is experimental research 

and development facilities, including analytical, pharmaceutical and commercial laboratories as well as 

product testing but excluding use or experimentation of animals.  Cynthia states this is what we have right 

now.  Cynthia states she would like to keep this in, and tighten it up.  Will suggests looking into options that 

are not experimental or chemical related.  Robert states he is not concerned about it.  Gary asks if the Board is 

okay with pharmaceutical research.  Will states he is going to try and find better terms and tighten it up.  

Cynthia states the next item bothers her because it relates to accessory uses.  Cynthia states she believes 

accessory uses should be covered somewhere else.  Gary asks Cynthia if she wants it taken out.  Cynthia states 

she wants it moved.  Cynthia refers to the last item under A where it includes other similar uses as approved by 

the Planning Board, except as excluded herein.  Cynthia states that is a door opener.   

 

Roland refers to the last two bullet items under A where it states that delivery services/truck terminal services, 

and moving and storage facilities are not allowed.  Roland states that these items are very common in this type 

of Zone, and are very quiet uses.  Roland talks about trucks not being permitted if they have more than two 

axles.  Cynthia states the Board hasn’t reviewed that Section yet.  Cynthia states this is the first time the Board 

is seeing this.  Roland states he represents Ace Endico, and they are a food production company.  Cynthia 

states that the Board asked Will to give them suggestions in order to get them thinking about this.  Cynthia 

states this is the first time they are going through it in order to decide what to keep in and what to take out. 

Will states he did hear a concern about having semi-tractor trailers.  Cynthia states yes.  Roland states that is 

how these companies operate.  Roland states that food is heavy.  Roland states that bakery companies can’t 

possibly have trucks that are less than two axles.  Cynthia states they may be taken off the list.  Roland states 

that there will be no light industry without trucks.   

 

Cynthia begins to read through Section B as far as items that shall not be included.  Gary refers to B2 and asks 
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if someone doing cabinetry, who utilizes stains, paint thinners, and shellacs, would be permitted to do that type 

of a business, considering the exclusions listed.  Will states it all depends on the use and storage of the 

chemicals, and whether it could be done in such so that it is not a potential explosive or environmental hazard. 

Gary states of course they are going to say that.  Cynthia states that someone may be able to do wood working, 

but not the finishing, if they can’t demonstrate that the chemicals that have to be used to do the finishing may 

not cause a potential explosive or environmental hazard.  Cynthia states someone may still carve and assembly 

items.  Gary refers to the labels on most of the items at Home Depot where they state that the materials are 

explosive.  Cynthia asks the Board if they want this taken out.  Robert states no.  Gary states no.  Will states 

the sentence doesn’t end with the word “chemicals”.  Will refers to Item F which talks about the use and 

storage of chemicals.  Gary states that every can of paint has a warning on it which states it is explosive.  Will 

states that is not what the document says.  Will states that someone has to look at the Standard, and go to 

Section F where it breaks down specific items.  Will states he doesn’t perceive Home Depot to be an 

environmental hazard.  Gary states that Home Depot isn’t an environmental hazard, but the chemicals they 

have in there are clearly labeled as such.  Will states they are not deemed an environmental hazard in the way 

they use them, store them, and sell them.  Cynthia talks about allowing chemicals that are properly stored in a 

cabinet, not next to a furnace, in a well-ventilated area, and not poured down the drain.  Cynthia states the 

businesses should be able to demonstrate they know how to responsibly use the chemicals.  Cynthia refers to 

the last item in B and agrees that item probably shouldn’t be there.  Cynthia refers to the item above it in 

regards to the truck terminals and states this site is not for warehousing.  Cynthia states there will be some 

large trucks, but they did not envision having moving and storage facilities, unless the Board wants to add 

them in.  Roland states they are a quiet Use.  Robert agrees.  Will states that is more like having a yard for the 

storage of trucks.  Will states we were thinking more like a business going into one of the buildings who 

would use the property.  Will states the RO Zone is small.  Will states the parcels average approximately two 

acres.  Will states there are houses on some of the parcels.  Robert refers to properties that have been 

combined.  Robert refers to Collins Brothers and states it is a very quiet business, and no one is there most of 

the time.  Will states he is not against having a quiet use, but it’s not going to attract public businesses.  Robert 

talks about people possibly combining the properties.  Will states that having a use that doesn’t help attract 

other uses, will just keep everything the same way it is today.  Robert states he doesn’t necessarily agree with 

that.  Robert states there is more likelihood to have a moving and storage company come in versus an 

adult/child care facility.  Robert states an atmosphere needs to be created.   

 

Cynthia states we are trying to define indoor light industry and states if we want to allow moving and storage 

facilities, maybe we should create a use that would be for warehouse/storage where we could define it and 

have Standards for it.  Cynthia doesn’t see moving and storage under indoor light industry.  Robert agrees.  

The Board talks about bringing it up at another time.  Will confirms that Roland is talking about moving 

companies, and not self-storage companies.  Cynthia states they would have an awful lot of large trucks.  

Roland talks about moving companies and states if the trucks are parked there, the company isn’t doing well.   

Cynthia asks if that would fall under a warehouse use.  Cynthia asks Will to think about it and come back with 

a few suggestions.   

 

Cynthia talks about limiting the number of trucks when doing a Site Plan.  Roland states that delivery trucks 

do need to park at night in order to load up and leave the next day.  Robert states if we allow for broader 

facilities for uses such as moving and storage, the people will sell their properties, and combining will take 

place.  Robert states rather than looking at all of the little uses, we should think about what we really want to 

see there, and what type of tax revenue may be derived without poisoning the neighborhood.  Robert talks 

about taking out the second to last item in Section B and make it a standalone use. 

 

Cynthia states that Sections C, D, E are fairly straight forward.  Gary refers to E and states it is totally 

contradictory to everything that is listed on the first page.  Gary states if someone is running a bakery, they are 
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not shutting it down at 7:00 p.m.  Cynthia states additional language may be added.  Cynthia states we need to 

have times listed, but give the Planning Board the ability to make an exception for a business such as a bakery. 

Cynthia states if we don’t list times there will be three different shifts of operation.  Gary states that if 

someone has a bakery, they will have at least two shifts.  The Board discusses taking this out completely.  Gary 

asks who the documents are filed with.  Cynthia states the Planning Board, as part of a Site Plan, and 

documents will be forwarded to the Building Inspector.  Gary asks if Bruce will receive a regular listing from a 

company.  Cynthia states no.  Cynthia states it will be an Application for Conditional Use Approval, so the 

Planning Board would receive the documents to review.  Cynthia states we have to talk with Bruce in regards 

to inspections.  There is a discussion about annual inspections made by the fire inspector.  Cynthia refers to 

Section G and asks the Board if they want to make any additional specifications.  Gary states it is fine with 

him.  Cynthia confirms Section H is fine.  The delivery hours are discussed in Section I.  Gary states he is fine 

with everything except for J3C.  Gary suggests the footprint be changed so as to make it consistent.   

 

Gary states that as Will has touched on this tonight, all of the points listed on the first page are really a matter 

of scale.  Gary states he doesn’t have a problem with a two person carpentry shop, or a three person apparel 

shop. Gary states he doesn’t know if there is some way to put a scale or scope on them.  Cynthia states that 

retail stores are limited by their square footage.  Gary states he isn’t worried about a Texas-sized explosion, 

but if someone were to put enough chemicals in a building, there could be a problem.  There is discussion 

about limiting the size of the buildings.  Gary talks about either limiting the size of the buildings, or the 

number of employees.  Roland states if a site is large enough, why wouldn’t you want one large business rather 

than several small ones.  Roland states that there has to be sewer and water available also.   

 

Cynthia asks Will to prepare a second draft for the next Meeting. 

 

8. Resolution: 

 

Chairwoman motions to adjourn the Planning Board Meeting.  Bernard Sweeney seconds.  All in favor. 

No opposed. 


