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Town of Ghent Planning Board 

Meeting of 6/3/20 
Chairman French, Member Barufaldi, Member Machiz, Member Groom, Member Stoner, Member Lazar, 
Member Ocean and Attorney Mitchell Khosrova attending via Zoom.com.  

Called to order 7:00PM by Chairman French.  

Board reviewed the March 4th meeting minutes. Motion to approve the minutes as amended was made 
by Mr. Machiz, seconded by Mr. Barufaldi, motion carried. 
 
Board reviewed the May 6th meeting minutes. Motion to approve the minutes as amended was made by 
Mr. Barufaldi, seconded by Mr. Machiz, motion carried. Member Ocean abstained.  
 
Old Business: 

Liberty Farms/Mark Cheffo  
–Application for a Special Use Permit 
60 Ostrander Rd., Ghent, NY 12075   
Tax Parcel ID# 92.-2-49 

Mr. Khosrova begins by explaining the Applicants met with the Board at the meeting in March and the 
application was determined to be incomplete, more detail was needed in the narrative, the Board 
requested to be Lead Agency for SEQRA, the applicants met with the ZBA as well and they deemed the 
variance application to be complete and they are hoping the planning board application can be deemed 
complete tonight and a joint public hearing can be set for July. Mr. Prendergast states they submitted a 
new narrative on March 10th and added distance circles to the maps with all the residences. Mr. 
Prendergast shares the new maps on the screen, Mr. Khosrova asks how many residences are within 
1,000ft and 1,500ft, Mr. Prendergast states 4 within 1,000’ and 10 that are not on their property but 
within 1,500’. Ms. Cheffo states they had the sound engineer conduct a test and walked the property, 
Mr. Cheffo adds that ceremonies are the only part held outdoors, sound is directed towards their 
property and always ends by 11:59pm per their contract. Mr. Machiz asks if the Cheffo’s are on the 
property during the events, Mr. Cheffo states that he and his wife are not usually on-site but they 
always have 1-3 employees on-site. Mr. Barufaldi states there are 26-27 events per year at a capacity of 
110-175 and 70 parking spaces, Mr. Cheffo confirms this and the season is from May-November and 
they host some non-profit organization’s events plus weddings but will not exceed the Code permitted 
amounts an accumulative total. Mr. Barufaldi asks about music outside, Mr. Cheffo states sometimes 
they have a harpist or guitarist as the bride walks down the aisle which might last 10-15 minutes with a 
speaker. Mr. Barufaldi adds that the last paragraph of the narrative explains their operating without a 
permit for the past few years. Mr. Machiz asks about parking on the grass during inclement weather, 
Mr. Prendergast states it is not an issue due to the terrain. Ms. Lazar asks what the two fields on the site 
plan are used for, Mr. Prendergast states it is wetlands and Blue Herrons nest there, Mr. Cheffo adds it is 
steep and wooded. Ms. Lazar asks about the neighbor who lives in the house closest to the site, Ms. 
Cheffo states the neighbors said the previous owners did motorcross racing at and around the site, so 
they are happier now with the current use. Mr. Barufaldi asks about Collective Retreats and the kitchen, 
Mr. Cheffo states it is for the glamping resort and it is not used by the venue. Mr. Prendergast shares the 
site plan and Mr. Cheffo indicates the glamping site on the maps. Ms. Stoner asks about the combo 
outdoor vs indoor weddings, Mr. Cheffo states the wedding usually starts around 5 or 6pm outdoors and 
then moves into the barn for cocktail hour and reception. Ms. Lazar asks about the planned report from 
the sound engineer, Chairman French states that would be an important component to have. Mr. 
Khosrova asks if they are using a company, Mr. Prendergast state it is Paul Gregg’s, Mr. Khosrova asks 
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for it to be sent to both Boards by June 15th to post on the website, Chairman French adds that Ray 
should review as well.  
 
Motion to deem the application complete contingent on receiving the sound report by June 15th and set 
the Public Hearing for July 1st was made by Mr. Barufaldi, seconded by Mr. Groom, all in favor, motion 
carried.  
 
Mr. Khosrova suggests setting a time with the Zoning Board, Chairman French states the regular meeting 
will begin at 7pm and the public hearing at 7:30pm. Mr. Khosrova states the abutters within 1,500ft 
need to be notified and the applicant agreed.  
 

OMI International  
–Application for Modification to Special Use Permit 
1405 County Rte. 22, Ghent NY 12075  
Tax Parcel ID# 74.-1-24.122 

Chairman French states the Board has received new documents, Mr. Prendergast states they also sent 
the Long EAF. Ms. Lazar asks about water usage for the SEQRA review, Mr. Prendergast states a typical 
day would be 200gals/day. Mr. Lyons, the Art OMI attorney gives an overview of the event submission, 
Ms. Garrison, Mr. Lyons’ colleague states they provided a grid for the types of events. Ms. Stoner asks if 
the current events are approved from the last application, Chairman French states educational events 
were never really clarified and that is what they are trying to do now. Mr. Machiz suggests putting a 
condition on table 13 on potentially large impact to the community and asks for confirmation that there 
won’t be any weddings, Mr. Lyons confirms that. Ms. Adams adds that some of the event examples have 
only happened once in 20years and they really don’t do outdoor rentals. Ms. Stoner states the original 
application stated there wouldn’t be any growth and it has now changed, Mr. Lyons explains the 
revision. Mr. Khosrova suggests the applicant submit annual counts to the CEO of events and attendees 
since they are collecting this data anyway. Ms. Stoner suggests the condition for no overnight guests via 
AirBNB, Ms. Adams states they rent a house to a group linked to their mission and don’t advertise on 
AirBNB. Mr. Lyons suggests short-term rental through AirBNB not allowed as a condition, Mr. Machiz 
suggests mission-related only short-term rentals could be allowable. Mr. Machiz states he would prefer 
4-8 events changed to 4-6, Mr. Lyons states they offered a range because they are uncertain at this 
point. Mr. Barufaldi shares the tables on the screen. Ms. Lazar asks about the art illumination at night 
and the use of Letter S Road for vendor trucks, Mr. Worstead (traffic engineer) states he suggested 
changing the Yield sign to a Stop sign there, Ms. Adams adds the illumination is rare and lit from 9am-
5pm. Mr. Groom asks about having Google change its directions to keep traffic from coming down Letter 
S Road, Mr. Worstead says technology is too advanced but OMI has directed traffic to Route 9. 
Chairman French shares the Long EAF on the screen and reads through, the Board declares a negative 
declaration. Mr. Barufaldi states he will draft a list of conditions, Mr. Khosrova states he will draft a 
resolution with the conditions to discuss at the next meeting, Mr. Lyons states they would like to be able 
to comment on the conditions. Ms. Adams states she will also do a draft, Mr. Khosrova states to email it 
to the CEO.  
 

Motion to hold a special meeting June 16th to discuss the Art OMI conditions was made by Mr. Barufaldi, 
seconded by Mr. Machiz, all in favor, motion carried.  
 
 
Meeting adjourned at 10:13PM.  
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Respectfully submitted, 

Erin Reis 

Secretary  

 

 


