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1. Opening:

The Town of Olive Zoning Board of Appeals met on Thursday, March 3, 2022 at the Meeting Hall on 
Bostock Road, Shokan to hold a regular meeting and a Public Hearing on Application 22-01 of Karen 
Ranucci/Krumville Artist and Teachers Alliance, LLC, for property located at 1242 County Road 2, 
Olivebridge, NY 12461 for an Interpretation to determine if the Proposed Use of an artist studio and 
educational and community center is permitted as commercial recreation, or in the alternative, a museum 
in the R/E-1A zoning district.  The meeting started at 7:35 p.m., with the Pledge of Allegiance to the flag.

2. Record of Attendance:

William Vilkelis
Fred Perry
Chet Scofield
Sandy Friedel
Brian O’Rourke

3. Approval of Minutes:  

On a Friedel/Scofield motion the Board dispensed the reading of the February 3, 2022 and February 9, 
2022 minutes, and accepted them as written. 

4. Public Hearing:  

4.1 Application 22-01 of Karen Ranucci/Krumville Artist and Teachers Alliance, LLC, for property located 
at 1242 County Road 2, Olivebridge, NY 12461 for an Interpretation to determine if the Proposed Use of 
an artist studio and educational and community center is permitted as commercial recreation, or in the 
alternative, a museum in the R/E-1A zoning district.  

The hearing for Karen Ranucci/Krumville Artist and Teachers Alliance, LLC opened at 7:40 p.m. at 
which time Chairman Vilkelis reviewed the rules for conducting a public hearing.  Chairman Vilkelis 
noted that if there are comments, or documents that anyone wants to submit they can do so via email for 
the next five business days, to the recording secretary at jperry.olive@gmail.com.  The secretary read the 
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legal notice appearing in the February 24, 2022 issue of the Daily Freeman announcing the applicants’ 
appeal “…for an Interpretation to determine if the Proposed Use of an artist studio and educational and 
community center is permitted as commercial recreation, or in the alternative, a museum in the R/E-1A 
zoning district.”  

Present at the meeting are Karen Ranucci and her attorney, Charles Gottlieb.  Mr. Gottlieb introduced 
himself as the land use attorney for the applicant stating that he is with the law firm of Whiteman, 
Osterman, & Hanna LLP operating out of Albany, New York.  He explained that the best way to describe 
the use at the property is as an art studio and adult educational and community center.  Charles Gottlieb 
said that Karen Ranucci is here tonight to answer any questions.  Mr. Gottlieb acknowledged that there 
have been two submissions, one dated January 12, 2022 and the second one is dated February 25, 2022 
which was in response to the Zoning Board’s workshop session.  

Charles Gottlieb stated that the property is in the residential/exurban 1-acre district.  He said that property 
used to be improved with a church as well as the Krumville schoolhouse, the foundation remained on the 
property but the church was moved to an adjoining property.  Mr. Gottlieb went on to describe that a new 
building was constructed in accordance with a valid building permit for a studio.  He said that it was 
realized that a site plan and special use permit would be needed and submitted an application to the 
Planning Board and there was a question regarding the use and that is why we are here this evening.  The 
proposed use is an art studio and there is a proposed accessory use to have a temporary artist-in-residence 
to reside in the building.  The building was built with housekeeping facilities to allow for this use.  
Charles Gottlieb said that there is also a community educational center aspect to the proposal and the use 
is all tied together.  The intent is to hold classes i.e. art classes, yoga, meditation, writing groups, cultural 
educational classes, and environmental programming.  Mr. Gottlieb said that these classes will be run by 
various not-for-profit groups, as well as the help of whoever may be the artist-in-residence at the time.  
He feels this is a unique community benefit use which is believed to fit within a few of the uses written in 
the classifications.  He pointed out that it is in the residential/exurban district and there are other more 
intensive uses permitted in this zoning district, a dog kennel, a sawmill, a boarding house, a sand and 
gravel bank, a membership club, hospital, hotel, and camp ground, all things much more intensive in land 
use than the art studio and programming that is being proposed.  Mr. Gottlieb noted that it is in a 
residential district but is right next door to an excavation company, the uses around the property need to 
be looked at when putting the proposed use into context.   Charles Gottlieb said that any time a zoning 
code has ambiguity the ambiguity has to be determined in favor of the applicant, in favor of the property 
owner, he feels that John Lyons would agree that it is a fact in land use.  Mr. Gottlieb said that when a 
term in the zoning code does not have a definition, case law tells us we have to go to the dictionary 
definition.    He feels that the proposed use can fall under a few classifications, commercial recreation, 
and museum, and at the end of the workshop session another classification came out, recreational facility.  
He noted that “commercial” is defined as “commerce or social intercourse or exchange of ideas”. 
“Recreation” is defined as “refreshment of strength after work and/or a means of diversion”.  Charles 
Gottlieb said that if you put those two together; social intercourse and an exchange of ideas and a means 
of diversion, it is exactually what they are trying to do here.  To allow community members to come 
together after work or whenever they have free time, to engage in something and enjoy some activities in 
the community.  He pointed out other commercial recreation uses in the code that are, “including but not 
limited to resort hotels, commercial camps for seasonal residence only, resort ranch, resort lodge, and 
bungalow colonies.”  He feels that they are stand-alone permitted uses but the language that states, 
including but not limited to, is somewhat ambiguous.  

Charles Gottlieb said that the next argument use is a museum use, when looking in the dictionary it talks 
about “an institution devoted to the care, study, or display of objects.”  He said that the proposal is to
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offer classes with artists and have exhibits which can fall under that classification.  Charles Gottlieb said 
that at the workshop session the Zoning Board talked about recreational facility, which can be added to 
the list of permitted use on the property.  He pointed out that the zoning code permits parks, reservations, 
and/or recreational facilities as stand-alone primary uses.  They are not defined in the zoning code but the 
dictionary defines “recreation” as “refreshment of strength after work and/or a means of diversion” and 
facility is defined as “something that is built for a purpose.”  We have community recreation within a 
building that is constructed.  He feels it would be reasonable for this board to define it as a recreational 
facility.
  
Charles Gottlieb said that relating to the temporary artist-in-residence as an aspect of the use.  There 
would be an artist who wants to have programming in the facility, to stay at the facility to do their art 
work and to show their art work.  This would not be a permanent residence, it is akin to a fellowship, and 
the applicant feels it would be an accessory use to the principal use.  An accessory use is defined as 
customarily incidental to that of the primary use.  Mr. Gottlieb noted that their January submission 
included information from the Artist Communities Alliance regarding artist in-residence as a use.

Charles Gottlieb said that some of the points brought up at the workshop session were regarding the 
property being 0.6-acres and the lot minimum is one-acre.  He explained that this lot dates back to 1954, 
being created before zoning which was created in 1975.  This makes it a conforming lot according to 
code 155-13, and means you can have any permitted uses outlined in the code as long as it meets the 
setbacks and lot coverage.  He pointed out that the septic system has been approved by the Ulster County 
Board of Health to facilitate up to 33 persons.  Chairman Vilkelis asked if the system that allows for 33 
persons is already built?  Karen Ranucci said that the septic system for 33 people has two laterals and has 
already been built and the proposed expansion adding another lateral would be to include and allow for 
the artist-in-residence.  It is noted that the new septic permit was issued on January 26th.    Mr. Gottlieb 
said that there were also some questions regarding the business model, which he feels should be of no 
concern to the Zoning Board.  Chairman Vilkelis disagrees as the Zoning Board has to evaluate whether 
or not this proposal can fall within an allowed district and knowing the business model gives this board 
information what this use will be.  Charles Gottlieb understands the need to know it, he added that there 
will be no need to have weddings or large income generating events.

Mr. Gottlieb explained that there has been a substantial investment made to purchase the property and the 
planning, design and construction of the building by Karen Ranucci.  It is estimated that there will be 
ongoing expenditures of $15,000.00 per year for upkeep.  The applicant will be working with several not-
for-profits who will be running the programming and covering the expenditures.  Most of the classes will 
be offered for free.  Realizing that there is concern about large events and parking on the street, he 
pointed out that the chairman has already said that there are conditions of approval that can be 
recommended to the Planning Board.  Charles Gottlieb said that to ease the perceived impacts the 
recommendation can be made to cap the smaller events to the 33-person capacity of the septic system, 
the classes can be limited to daytime hours.  Other outdoor events can be limited to two times a month 
during the months of May-October and be held during daytime hours only.  Indoor classes can be limited 
to twice per day within a window of 9:00 am-9:00 pm on weeknights and extended to 10:00 pm on 
weekends.  Classes would be 1-3 hours long, there wouldn’t be a continuous running of classes.  He 
noted that there wouldn’t be noise during the indoor events, there has been a new HVAC installed 
allowing windows to be shut during indoor events.  The applicant also installed heavy soundproofing 
insulation in the new building.  Mr. Gottlieb stressed that there would be no street parking permitted, all 
attendees must park in the supplied parking spaces. It is noted that the code states 1 parking space for 3 
seats.
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Charles Gottlieb recapped that the proposed use is a passive use compared to other uses allowed on this 
property, it would be a great benefit to the community.  He submitted some additional letters of support 
and handed the podium over to Karen Ranucci.

Karen Ranucci wanted to thank everyone for taking the time to judge how this can fit into the community 
and feels that Mr. Gottlieb has explained why they feel that it does.  She said that in terms of the business 
model, she did make a substantial investment into preserving this building.  She explained that she has 
lived in the Town of Olive for 31 years and has always had a wonderful relationship with her neighbors.  
She said that she bought the original schoolhouse building to preserve it because it sat vacant for a 
number of years.  She explained that when they went to use it, it didn’t have water, it didn’t have a 
bathroom and a kitchen.  She said the use was limited; the foundation was a pile of rocks.  She said that 
in order to preserve it they dragged it across the field using logs and a bulldozer, onto Roger Davis’s 
property.  It was important to him as his parents were married in that church.  She said that she then 
worked with her architect to make a modern day, well-constructed, replica of the building.  Her 
investment into the building is being donated to the community, the $15,000.00 per year is for the 
electricity and insurance.  Ms. Ranucci said that these expenses are minimal and that is why they plan on 
offering the classes free, or for a minimal fee for certain events.  

Karen Ranucci said that as they were building, people started to stop to see what was being built and we 
thought it would be an artist studio.  Then people would stop and say that we really need a place like this.  
Then they would say I teach gardening or I teach this, or I teach that and then it just really grew.  She 
said that she has received a number of letters of support showing that it would be a wonderful addition to 
the community.   Ms. Ranucci said that during the pandemic it has been realized that we need a place to 
come together and share and that is what she is trying to provide.  She wonders why the neighbors who 
are being most directly around it feel they are going to be affected.  She feels that she has had a good 
relationship with her neighbors and will continue to do that taking steps to mitigate noise.  She pointed 
out that with 11 parking spaces there really isn’t going to be a large impact but will provide a great 
benefit.

Chairman Vilkelis asked the members if they had any questions for Ms. Ranucci.  Fred Perry went back 
to Ms. Ranucci’s comment about people stopping when the building was going up and asked her if she 
had any idea how many were actually abutting or close neighbors to the property or were they just people 
driving by the site.  She feels that it is reflected in the letters of support, she believes it is over 50, and 
they are all local people.

Brian O’Rourke asked who some of the firms are that will be supporting the project.  Karen Ranucci said 
that they have two main ones, the House of Miriam and Think Olio, they will be doing the programming.  
She said that they will also be working with individual artists from the neighborhood and other skilled 
people who want to share their expertise by volunteering to teach the classes.  

At this point Chairman Vilkelis wants to open the floor to members of the audience who would like to 
speak.  He wants to invite the adjoining neighbors to speak first if they wish to speak. The first adjoining 
neighbor wishing to comment is:

Robert Martin—Mr. Martin said that he lives directly across the street from the proposed project.  He 
said that he has lived in his house for 22 years, and before that he lived in the large white house on the 
corner for 23 years, he has lived in that area for 45 years.  He remarked that he has never met Karen, she 
has never stopped by to meet him and he had no idea what this project was all about until a few weeks 
ago.  He feels the cart came before the horse because the building is already up and now we are hearing 
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about an intended use.  He said the he has worked for the DEC for 33 years and they have a saying “bad 
actor status”.  Mr. Martin said he isn’t trying to be personal about this project but he feels that there are a 
lot of problems with it, it isn’t as benign as Mr. Gottlieb is portraying.   Robert Martin wanted to address 
the noise factor, he explained that he lives 1,200 feet from the home owned by the applicant and the 
parties that are held there during the summer time are very frequent and so loud with drums and 
screaming and they go to 1:30-2:00 in the morning, they are raucous.  He said that he brings his wife 
home from the nursing home every weekend up until covid and we can’t sleep and we are 1,200 feet 
away, we turn fans on to create white noise.  His question is are we going to get that right across the 
street and only 200 feet away?  Another concern he has is that Ulster County approved the septic system.  
He remarked that he has a BA in geology and numerous graduate courses in hydro-geology, and have 
worked for the DEC Division of Water from 1974-1979 and inspected sub-surface disposal systems for 
SPDES permits for five counties.  He doesn’t feel that this septic system will work because there are 
extremely high-water tables in this area.  Mr. Martin said that John Scheringer owned the property 
directly across the street from the project, he remarked that he has just purchased it, Mr. Scheringer had 
drilled three test holes and the holes are filled with water three months out of the year.  He is sure that the 
septic system wasn’t observed during high-water conditions.  He pointed out that it is cradled between a 
storm water retention pond and a rock ledge, which Roger Davis can attest to because they had to 
hammer through the rock for three weeks.  Robert Martin said that the only time he was on that property 
is when that was being done and he went over to ask Roger’s brother what they were doing making all of 
that noise.  He was told that they were hammering in order to put the septic tank in. What you have is a 
hill, a retention pond, and a rock ledge and you are going to put effluent into this area.  He asked where is 
the effluent going to go when you have high water.  Mr. Martin noted that when the test holes were dug 
cement was coming out of them, that is not native soil.  He has additional concerns about the parking, 11 
spaces for 33 people.  He said that there is no shoulder on the road right there.  He said that when they 
had their grand opening back in June there were cars on his property and along the road, there were cars 
all over the place.  Mr. Martin said that if there was a residence going on the property there wouldn’t be 
near as much impact on the neighbors as this proposed project will have.  He said that he isn’t necessarily 
objecting to the project, it is the scale of the project.  It is way beyond the 0.6 acre piece of property and 
the proximity to the neighbors.  Chairman Vilkelis asked Mr. Martin if the Rochester Creek, which is 
down-stream from there, is a designated trout stream?  He said that it is a spawning trout stream.  Robert 
Martin said that regarding the conformance to the code and the pre-existing, nonconforming use, Section 
155-13_C(5) addresses that and when a building is removed the use of the land must conform to the 
zoning standards.  Mr. Martin is sure that the septic system will fail, it will flood.  He said that once the 
holes in the pipes fill up it will flood.  He said that the type of system that was put in has an alarm, he 
wonders what happens when the water table rises and the alarm goes off.  He remarked that his wife has 
been in a nursing home for about 35 years and he brings her home so she can enjoy the peace in the home 
he built for her that is wheelchair accessible.  He told her today that he doesn’t know what to expect with 
this project across the street.  If there will be this loud music across the street he will object.

Nina & Nicholas DePalma—Nina said that she and her husband Nick live directly across the street, and 
next to Robert Martin.  She said that they bought their home about three years ago and moved from 
Kerhonkson, and they love where they live.  She said that Karen Ranucci did approach them a few years 
ago about her idea and at the time it sounded like a good idea because she is an artist.  Mrs. DePalma said 
that part of the early conversation was asking if they would be in support.  She said that both she and her 
husband like to be involved but they did have some concerns how it would affect their property and how 
they would live on their land.  Mrs. DePalma said that she did tell Ms. Ranucci that when she goes to the 
town and gets approval for the project, they would be supportive, she felt that Ms. Ranucci seemed 
surprised that she would have to seek approval and this caught her off guard.  Mrs. DePalma said that 
Robert Martin addressed some of the concerns that they also have.  To summarize, they are concerned 

… Page Six                                                                                                                       March 3, 2022



about the parking, though it may be reflective of zoning, it would be a safety issue.  She said that last 
summer there were people parking on the shoulder of the road and walking on the road and it is a 55-mph 
speed limit along that stretch of road.  The other concerns are the noise and the septic system.  She said 
that the additional data the applicant provided does address the issues about limited event hours and what 
type of events would be presented.  She said that in her experience, when the class ends at 10:00 pm the 
most enjoyable part of the class is the hour spent after the class standing around in the parking lot talking.  
She said that the joke in the neighborhood is that when Roger Davis sneezes across the street they hear it.  
Nick DePalma said that one time a friend of theirs was visiting and when Roger sneezed the friend said 
“god bless you” and Roger responded with a “thank you”.  She said that it is a quiet little neighborhood 
and what they are proposing will have an impact.  Mrs. DePalma said that they enjoy sitting outside 
during the warm weather listening to the peepers and enjoying the peace and quiet.  Nick DePalma said 
that he works in construction and it is loud and noisy and he enjoys coming home, and in the words of 
the attorney regarding recreational, to enjoy the refreshment and diversion after work enjoying the 
peacefulness of his property listening to the peepers.  Mr. DePalma said that the septic system is also 
worrisome because the Rochester Creek runs right through their property and they would like to have 
kids some day and have them splash around in the water not wondering if the last storm has sent 
something uninviting down onto their property.  He said that it is a concern because the alarm across the 
street went off on Christmas 2020 alerting that the system was full of water and not operating and he was 
in his bed and heard this ringing that came through the walls and woke him up.  He went across the street 
and discovered that there was a button on a post to press to stop the alarm.  He said that this has 
happened twice when the rains were very heavy and there is no one around to respond to it.  He said that 
the concerns are obvious and doesn’t want anything to happen to the stream because they use it for 
horticultural aspects and want to make sure it stays clean.  Nina DePalma said that they, like Robert said, 
aren’t totally objectionable to the project because the concept of it will be good for the community.  She 
knows that there is a need for this type of offering because since the stop work order, they have sought 
out other locations to hold events.  The question is if this specific property is the right location for this 
considering the proximity to the neighbors and for the fact that for a long time it has been a vacant lot 
that became the fabric of their little neighborhood.

Karla Ryan—She said that she lives right behind the church and her big concern is that she doesn’t want 
people blocking her driveway.

Michael & Debby Smith—Michael Smith said that he and his wife, Debby, live south of Samsonville 
Road on Queens Highway, they have lived there for 21 years.  He said that he is 79 and Debby is 76 and 
they are retired, but he describes it as being repurposed.  He said they stopped practicing law several 
years ago and now he has a radio show which broadcasts around the country called Law and Disorder. It 
is about law and public policy.  He said that he would like to volunteer to have a radio club, like a book 
club.  He said that they have also written a book about living with their talking parrot for the last 30 
years.  It is coming out in April and would like to propose to the people who are running this to bring the 
bird over and have a book party and introduce him to the children.  Mr. Smith said that he is not 
insensitive to the concerns that have been talked about but he is hopeful that there can be a resolution to 
this modus operandi to get this thing done to have classes there.  Debby Smith said that she loves living 
up here, it is a beautiful place, and she feels that a community center would add to it.  It wouldn’t be just 
for kids, but for people of my age to take an art class or be in a club.  She said that she also understands 
the concerns of the neighbors but has known Karen Ranucci for a number of years and she is a lovely 
person and a considerate person and she would not want to disturb her neighbors.  She hopes that 
something can be worked out so that this important and wonderful venue can be used by the community.

Zach Sklar—Mr. Sklar said that he lives at 22 Mill Road, right next to the Olivebridge firehouse parking 
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lot and he can appreciate the concerns of the neighbors.  He said that he is a writer and an Oscar 
nominated screenwriter and he has run a number of screenwriting workshops and he would like to do that 
in his local community center.  He said that he has lived here for 34 years, and mentioned that there used 
to be a wonderful cultural center at the Odd Fellows Hall.  It was lost when it became a residential home.  
He said that it was a wonderful place to gather.  Mr. Sklar said that there were theatrical events held 
there, and square dancing and it added to the community.  He said that culture is very important, and that 
was more evident over these past few years.  Being able to gather and share with people in the 
community is important because we have missed it, and isolation is a very big problem, particularly for 
older people.  He feels that this type of place would be a big benefit and he is in favor of it.  He 
understands what the neighbors have said because living next to the firehouse there were a few parties 
many years ago that had gotten loud and disturbing and they talked with John Ingram and the firehouse 
people and they laid out some rules that parties couldn’t go beyond a certain time and a certain amount of 
noise and it has been great ever since.  Mr. Sklar said that speaking from experience, and taking in the 
neighbor’s concerns he is sure that accommodations can be made to benefit everyone. 

Victor Winograd—He lives at 1363 County Road 2, with his wife Robin (she says that he does not speak 
for her), he lives within crawling distance of the Country Inn.  He said until recently the Country Inn was 
the only gathering place, except for Tetta’s.  He said that there is no center for community to gather.  He 
is in favor of having a place where people can meet and exchange ideas and get to know each other to 
talk about life.  He lives in a house that used to be the post office and a general store and he has been told 
by several people that this was a wonderful place for people to hang out at the store when they came to 
collect their mail, we don’t have that now.  He has met Karen Ranucci and some of the young people 
when he went to an event and there were people of all ages there, including children.  There was some 
entertainment, including a world-class musician.  He is in total favor within limitations for neighbors to 
have a place for arts and culture which will draw young people to revive the community.  His wife Robin 
said she does agree with what her husband just said.

Dagen Julty—He lives in High Falls.  He said that a lot has already been said that he was going to say so 
he won’t repeat.  He is a teacher and an entertainer and is a proponent of community.  He said that he has 
been involved with the Krumville Schoolhouse as a participant and a performer and as part of their 
committee.  He is all in favor of the arts and community gathering.  Mr. Julty said that we are currently in 
times of great isolation, not only because of technology but because of covid.  There is also income 
disparity more severe in our world.  The nice thing about this area is the people and the weave of 
community.  In history there has always been gathering spots and we don’t have that much anymore and 
he implores the neighbors who are challenged and threatened by this project to consider it is an effort in 
the right direction. If the details can be worked out it will be a benefit to the community.

Carol & Philip Monteleoni—Carol said that she is retired, 75 years old, and is thinking about the next 
stage of her life and hopes it will be quiet and peaceful but not isolated.  She feels strongly for the need 
of community.  She said that since covid hit she has met all of her neighbors.  They have been here for 
30+ years and enjoys walking the loop around Lower Sahler Mill Road and Upper Sahler Mill Road and 
has come to realize what a wonderful neighborhood they have.  Having a community center would be a 
real benefit for all of the reasons that other people have brought out.  Philip said he is a retired architect 
and now is a sculpture and a musician and was so excited to hear that there is a possibility of having an 
arts center and a place to have a quiet folk concert.  He feels it will be a disappointment if that isn’t 
possible.  This location is a meeting place of roads, a meeting place of community.  He said that they live 
around the corner from the Schoolhouse on Rocky Road, just off Lower Sahler Mill Road and hope that 
there is a way to make this project a reality.  It is a reality that we all need and we want to both support 
that enthusiastically.  It would have a positive effect on our lives.
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Ana Ratner—Ms. Ratner introduced herself as the daughter of the applicant and she is one of the young 
people who would be helping out with programming at the Schoolhouse.  She thanked everyone who is 
here at the meeting.  She said that she is thinking about the concerns of the neighbors about the septic, 
noise, and parking and there is no part of her, or Karen who would want those things.  She said that they 
wouldn’t want the neighbors disturbed by noise, or parking on the street, which would be a liability for 
us.  She said that she is a quiet person and likes having the land around her and she has heard the 
concerns and wants to make sure they don’t happen and hopes to work through them before anything 
passes on the project.  Ms. Ratner said that she has been coming to Olive since she was born and it has 
been a huge part of what she is and has probably been one of the most impactful things on her childhood.   
She understands that she will never be considered a local by those who have been here for generations.  
This area has been important to her life and now that she is living here full-time, the area has inspired her 
and she wants to give back and provide a place for the community.  She doesn’t want to create something 
that the neighbors don’t want, the goal is to make it a community space to offer classes and events that 
will interest all of the Krumville and Olive neighbors, not just the weekenders and transplants.  She 
envisions the space to be a year-round town square where all of the neighbors can meet and have a say in 
what we do.  Ms. Ratner said that a few years ago they were able to put up a temporary food stand in 
front of the old building and just by going there and restocking it she was able to meet a lot of neighbors 
and people would leave little notes of excitement.  It was a tiny hub where people came to get healthy 
food and was part of her excitement for thinking about other programming for the Schoolhouse.  She 
thought about classes for people with PTSD offering breathing exercises, and afterschool to help with 
homework.  She wants to create a space where talented people can offer their services, she imagines a 
large array of offerings.  

Ellen Yaroshefsky—Ms. Yaroshefsky said that she lives right next door to Karen and across the street 
from Ana and David and around the corner from the community center.  She is one of the many with 
gray hair who has been here talking about the importance of having this community center.  She said that 
she is a teacher of students who are in their 20’s and feels that there is an obligation to steward the next 
generation and particularly in this era.  She is so impressed by the young people and in particular with 
Ana and David and their vision and ideas for how to create community here and bringing people 
together.  These people are kind, generous, creative, and thoughtful, she is sure that they will go out of 
their way to make sure the concerns of the neighbors are not a burden on them.  She said change is hard 
but wants everyone to know how incredibly happy she is that these young people are creating the 
programming and finding area people who are so talented and there will be lots of teaching and learning 
going on.  She encourages the board to help the community to find a way so we can all come together 
and support the next generation.

Donna Lawrence—Ms. Lawrence started off saying that she has no talent.  She has been living at 220 
Lower Sahler Mill Road for about two years, falling in love with the community for its warmth, kindness 
and openness of the people.  She can’t think of a better place for a community center where people can 
gather.  She said that she has a lot of experience running programs and run a very large community 
center on the Lower East Side in NYC where there are all sorts of meetings, permits and waivers that are 
needed there.  No matter where it is located, what she has seen in her work, there is nothing like a 
physical structure where people of all ages, and all backgrounds, and all skills can come together and 
share and be a community.  She feels that is what the Krumville Schoolhouse offers.  She said that Karen 
Ranucci mentioned that her business model is based on the partnership of not-for-profits, one of which is 
the House of Miriam.  Ms. Lawrence said that she is a board member of the House of Miriam and we are 
excited to be partnering and figuring out how we can offer services and programs free or at low cost.  She 
said that they are also committed to providing financial support if necessary.  Chairman Vilkelis asked 
what the House of Miriam does?  Ms. Lawrence said it is a very new non-profit working in different 
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communities in New Jersey and New York, partnering with organizations.  She said that they are 
currently working with a school in Newark, NJ helping students who have been traumatized by covid.  
She said it is a very poor school they are working in and are offering wellness workshops, meditation 
workshops, yoga workshops.  There goal is to work with the community to develop the programming 
that is the most needed in any particular community.  Ms. Lawrence said that they are excited to do that 
in Krumville and Olivebridge.  She said that she doesn’t know Karen that well, only for the past few 
years, but one of those wonderful young people referenced is her nephew.  They are one of the most 
caring and thoughtful people and there is no way that Karen would want to build a facility that would 
cause harm to her neighbors.  She is creating something to give back to the community.

Joanna Katz—She remarked that everything she was going to say has already been said.  She is in favor.

Gina & Craig Murray—Craig Murray said he has been very excited to hear about the program from the 
beginning and agrees with most of what has been said, including some concerns that have been raised.  
Overall, he strongly believes it would be a strong benefit to the community.

Dylan Smith—Dylan Smith said he lives at 441 Upper Sahler Mill Road and he is an apprentice to a local 
handyman, Art, and he just applied to the fire department in Krumville.  He wanted to apologize to 
Robert Martin because he was one of those people who partied really hard in 2020.  He stressed that he is 
sorry and it shows that he is growing and changing.  He didn’t think he would be in the area for as long 
as he has been, but he has fallen in love with the area.  Having a place to gather with people is something 
that will keep him sustained as a person.  He feels that having a place that is not a bar is something that 
he values.  He hopes that this does go through because he needs a safe place to go to in the area in order 
to go without drinking.  It would be a safe place to keep him on a healthy path in his life.

Andrew Simon—Mr. Simon lives at 1205 County Road 2 and said that most everybody has said what he 
wanted to say.  He lives across the street and up the road a bit from the site.  He said that to get from his 
place to the community center is less than a ¼-mile walk and you have to pass by Fischer Road and there 
is about 50 junk cars and H & R Rock has huge excavation equipment and cranes.  He feels that to call 
this a residential area, though there are lots of beautiful homes and properties, the community center 
would be across the street from Fischer Road and next to H & R Rock so it’s not like it is a use that is out 
of place considering the neighboring environment.  He doesn’t feel that a few classes a day will be 
creating a lot of noise and raucous, it isn’t going to be bustling.  He feels it will fit into the community.

David Kurfirst—He said he is another one of the young ones referred to, Ana Ratner is his fiancée and 
Karen Ranucci is his mother-in-law and he is very lucky to be part of this family and to be able to have a 
space to meet neighbors and share creative ideas.  He said that everyone who has come here to speak 
have come on their own free will and he is just here to help push it forward.  He is the one handling 
emails and the boring side of things and the logistics.  He wants to live here long-term and wants to have 
this to feel sustained here, to get to know his neighbors.  He is happy to do the work and doesn’t want to 
feel the resistance, he wants to be on the same page as his neighbors.  He would not feel comfortable 
knowing that neighbors across the street didn’t approve.  He wants the neighbors to feel comfortable that 
they can call if there is something that is disturbing them, they want to be as considerate as possible.

Kathy Orchen—Ms. Orchen said she lives at 44 Rose Hill Road which is off of Bone Hollow, moving 
here about 2 ½ years ago.  She has lived in many locations throughout the east coast and came here for 
community.  She said it is the pulse in her heart and tonight she really feels that sense of community.  
She feels that they are turning back the wheels of time, which needs to happen.  She feels that everything 
is so impersonable right now, there isn’t a gathering space where you can be present with one another.  
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She said that she can ride her bicycle, and other people who she has heard can walk to the schoolhouse so 
she doesn’t think that the traffic will be as demanding as it is sounding to be.  She said it is Route 2 so it 
isn’t a back road.  She feels that having access to a place to interact with people without having to go out 
to New Paltz or Kingston would be good.  She is sensitive to the environment and not having to continue 
to use gasoline.  She is strongly in favor of this opportunity to have a place for our community.

Tim Allen—Mr. Allen said that he and his wife, Deanna Falconi, live at 468 County Road 2 and have 
been full-time residents for 35 years, 24 years on County Road 2.  He told a story about his nieces 
visiting from Vermont about 15 years ago and took them to Washington Square Park in NYC and 
brought his accordion to play while they were walking around.  He said a mother and daughter stopped 
and asked what he was playing, he was playing some Balkin gypsy music, they asked where he was 
from, he said a little town upstate, in Ulster County, they asked where, Accord, they asked where in 
Accord, and long story short it was the Ratners mother and daughter.  He is here in full support for all the 
reasons that people have already stated.  He said it is truly a local endeavor as they have been putting out 
emails asking people what they would like the center to be.  He appreciates this Town Hall for bringing 
everyone together peacefully, looking for common ground.  He didn’t expect to see his friend Nick 
DePalma here, he plays in a Turkish band with him, and he was unaware of his concerns.  He said that he 
moved to his current home because he had to leave his previous home because of a toxic neighbor 
situation so he is extremely sensitive to that.  He said he would not want to support anything that would 
bring strife to any neighbors.  He believes there can be some common ground and wants the community 
center to work for everybody as articulated.  Maybe a fence for sound and controlling parking, he is 
hoping that the concerns will be listened to.  He thanked the Town for having this Town Hall where we 
can come together positively.

Nina Stender—Ms. Stender said she lives on Upper Sahler Mill Road and said she is one of the young 
people who is working to get the Krumville Schoolhouse off of the ground.  She is grateful to be here and 
hearing how everyone is feeling and what the concerns are.  She said it is important to her personally to 
hear how this project can fit into the communities needs and wants.  She said that she has been putting 
down roots in the community for a couple of years and has been working with a few old friends 
renovating and fixing up an old farmhouse.  She explained that her relationship with her neighbors is 
very important and feels close to the community, particularly when they had a barn fire about a year ago.  
The neighbors showed up to help clean up and support them.  Everyone said it would be nice to be 
gathering in a different way, to gather over food, cheese, and wine.  Their house is very close to the road 
and when people stopped to chat about different things she was inspired by their skills and interests.  She 
said that she teaches yoga and she would love to teach that for free to her neighbors in this space.  She 
loves the idea of carpooling and offering a ride to attend an event and would love to encourage people to 
do that to come to something that she is offering.  Ms. Stender said that in her professional life she works 
with cooperatives, she is a board member on the Kingston Food Co-op and works to support people 
opening their own businesses, a cooperative has to be the voice of everyone, one worker one vote, one 
member one vote.  Being part of this project, this is how she would like to see this project run, everyone 
should have a voice.  She said that everyone has rights but thinks there is a responsibility to think about 
how to take care of the space and think about the needs of everyone overall as well.  She understands the 
need to be sensitive and respectful to the concerns of the neighbors and she is fully committed to think 
about how we can work together to mitigate that and whatever is being offered meets the needs and 
requirements of everyone.

Chris Zumtobel—Mr. Zumtobel said that he is Nina Stender’s partner and as she mentioned they have 
been working on renovating an old farmhouse on Upper Sahler Mill Road.  They have done a lot of work 
and have learned a ton and wouldn’t still be here if it weren’t for the neighbors who have made it so 
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meaningful.  The community has made them fall in love with this place.  His property spreads on both 
sides of the road and it is a great place to meet people, though it’s been difficult to teach the chickens all 
about roads.  He said that they meet neighbors all of the time and it would be extremely important to 
have a place that would bring everyone together and a community center would do that.  He feels it is sad 
that the building is finished and is just sitting there empty and hopes that there can be a common ground 
for this space to work for everyone to enjoy.

Gilbert Asiao—Mr. Asiao said he and his wife Marianne moved here about 25 years ago and live on 
Beaver Lake Road, about three blocks from the Schoolhouse.  He said that they were really excited to 
hear about the project because, even though they have lived here this long, they have been isolated and 
don’t know too many of the neighbors.  He said that what seems to be coming out is that there are a 
number of world-class talents in the Town of Olive, not just young people, and nobody knows them.  He 
feels that the Schoolhouse is a place that could bring out young people, old people, Oscar nominated 
screenwriters, world-class musicians, international rescue workers and disaster relief workers.  The area 
is lucky to have someone who wants to bring these people together and if you look at the programming it 
is all over the place and interest provoking for a wide range of people.  He hopes that this can somehow 
be worked out to have a place to meet each other because Olive is a very interesting place.
 
Lisa Taranto—She lives on Lower Sahler Mill Road and said it has been interesting listening to everyone 
tonight and said that she will ride her bike or walk there.

Gene Sorbellini—Mr. Sorbellini said that he lives in Shokan and has lived in this area his whole life.  He 
noted that he oversees the recreation program in the town and the one thing that he has heard consistently 
tonight is community, community, community.  He said, forgive me if this comes out the wrong way, but 
it doesn’t sound like a lot of people utilize the facilities that the town has to offer to the community.  He 
pointed out that we have an unbelievable library that he works with all of the time helping with all of the 
programs that are offered including yoga, music events, and art classes.  Mr. Sorbellini said that the town 
has three great parks and last year with covid he tried something different and offered a concert in the 
park and he plans on doing that again this summer, and we also have an old schoolhouse on Mountain 
Road that is used a couple of days a week as a community center. They hold an art class there and it is 
used to meet and greet and hang out. He said that he isn’t invested in this but wants to stress that the town 
already has a few community centers and pointed out that there really isn’t a void in the town to have a 
place to go.  He said that even though the town is divided by a little puddle, he feels that the library, 
parks, and community center in the town are under-utilized.

Frenchy Bergeron—Mr. Bergeron acknowledged that he lives in Krumville and feels that these are 
reasonable, approachable people and if anything got out of hand you would be able to approach them to 
justify it.  He noted that the septic system has been approved by Ulster County, they may blow it once 
and awhile, he said that he built spec houses for 40 years and once and awhile they made a mistake.  He 
feels that if they have approved it, he feels comfortable with it.  Mr. Bergeron said that as far as noise, he 
can’t see yoga classes generating too much noise.  He is sure that Karen Ranucci would adjust to any 
complaints that anyone has.

Jason Lord—Mr. Lord said that he will be helping to facilitate classes.  He also wanted to thank the 
gentleman who pointed out the other formats that the town provides.  Mr. Lord said that he has heard a 
lot about people travelling, going for a walk and bike riding to the center.  He pointed out that he makes 
jewelry, copper rings, leather bracelets, etc. and he would like to teach that to members of the 
community.  He sees this community center as a place where games can be played with other adults, a 
meeting place for the community.  Mr. Lord also said that he is a holistic practitioner and would like to 
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teach many different levels of wellness and meditation.   He said that there is a comradery with yoga 
groups.  There would be many ways that this center can bond the community.

John Ingram—Mr. Ingram introduced himself as the Code Enforcement Officer for the Town of Olive.  
He said that in 1973 he sat on this board and 15 years later he got off of the board and became the code 
enforcement officer.  He went on to explain that since then he has also become the Building Inspector.  
He isn’t going to say anything specific about the application but wanted to say that this group tonight is 
amazing.  He said that he has seen almost 50 years of zoning in the town and a tremendous change.  He 
has seen things changing much faster over the past two-three years.  He remarked that he is not a native 
of the town, his aunt bought the house he is in in 1950.   Mr. Ingram said that it is amazing that there is 
still a corner of the town that can speak together, whether you are for it or against it, you are here 
together.  He referenced the little puddle, and said that this side of the puddle is a little different and has 
seen that with building permits every day.  Mr. Ingram said that he has never seen it as busy with 
building permits as it has been right now.  He wanted to say thank you to everyone for their participation 
and the input.

Chairman Vilkelis invited the applicant’s engineer, Caleb Carr, to speak a little bit about the septic    
system.  Mr. Carr said that he works for Medenbach and Eggers, he explained that they didn’t design the 
original system, that was done by Peak Engineering in Stone Ridge.  Mr. Carr said that they went back to 
apply for a permit to expand for the additional use for the occupant.  He said that the two smaller laterals 
will be extended another 17’ and then add an additional third lateral.  Mr. Carr said that it was inspected 
by the Ulster County Health Department and they didn’t see any mottling at a depth of 48” allowing for it 
to be an inground system.  He said that he did not witness the soil himself.  Chairman Vilkelis pointed 
out that Mr. Martin’s concern was that the inspection wasn’t done during the wet season when the water 
table is high.  Mr. Carr said that you would normally witness mottling in the soil when there is water.  He 
said that in our area the soil characteristics can change and there can be really crummy soil 50’ away.  
There can be great draining soil right next to poor draining soil.  Mr. Carr said that Ulster County did 
inspect it and he can only go by what is written on paper.  Chairman Vilkelis asked if there are other 
solutions that can be palatable and have less potential for an impact.   Mr. Carr said that the alarm is for 
the pump station which has just been installed and there may need to be a period of time for it to all 
adjust, perhaps the floats need to be adjusted.  Karen Ranucci said that Roger Davis built the system and 
he is here and asked if he would explain it.

Roger Davis said that he installed the leach field and Peak Engineering came out and did the perc tests.  He 
said that the leach field is in the old church foundation, and it was concrete from the old foundation that Mr 
Martin referred to.  He explained that when he was putting in the leach field, they needed to stay 100’ away 
from the well which gave them a very small window to make it fit on the lot.   The engineers said that the 
two laterals would work by putting a little sandy loom on top of it.  Mr. Davis said that he has installed a lot 
of leach fields and he did question it because of the water, he feels it is too close to the water run-off.  He 
noted that this is just his opinion.   Roger Davis felt that it should have been back closer to Karla Ryan’s 
house but her well would have been too close.  He said that they did get the two laterals to fit but it wasn’t all 
covered up when it failed at Christmas time, the ground froze and the water backed up.  Mr. Davis said that 
since then they have put in a perimeter drain around the building because it was that water that was creating 
the problem allowing too much water into the septic tank and backing it up.  He said that it is now fixed and 
the run-off water is not affecting the pump station anymore.  Brian O’Rourke asked about the extension of 
the system.  Mr. Davis didn’t know how another 17’ can be added to the laterals as it would be taking it out 
closer to the road because the D-Box is on the other side.  Mr. O’Rourke asked if the current system would 
be sufficient for less people.  Roger Davis felt that it probably would be.  He wanted it known that he likes
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Ms. Ranucci and has nothing against the project, he just wishes the lot was bigger.  He feels the lot is too 
small, and located too close to the neighbors and he likes everyone and pointed out that he didn’t sign 
any of the papers saying he was for it or against it.  He is hoping that there can be a solution but he 
doesn’t know what it is.  

Fred Perry asked for an explanation about the pump station.  Roger Davis said that when the septic tank 
fills with water, the pump station pumps it out but if the laterals are saturated then it can’t pump it out 
and the alarm goes off.  Mr. Perry asked what happens with the water then, Mr. Davis said that if it can’t 
go anywhere it will back up into the house.  There was a brief discussion about seeing bleeding from the 
leach field if it was failing, Mr. Carr didn’t feel it would back up into the house.  He pointed out that 
there is an area noted as a reserve area which can be used if the initial leach field fails.  Ms. Ryan asked if 
the failing leach field would spill over onto her property.  There was further discussion, Mr. Perry just 
wanted Karen Ranucci to be aware of what may happen if the leach field is saturated and the pump 
station can’t work properly.  He told about a situation in a home that he knows about where this did 
happen and the first floor did flood and the homeowners needed to repair everything.   Karen Ranucci 
asked Caleb Carr if he could address Roger Davis’s concerns.  Mr. Carr said that you typically wouldn’t 
put in an inground system if you didn’t have 48” of soil, at that point you would put in a shallow-trench 
system.  Fred Perry said that this really isn’t a concern of the Zoning Board but it is something that the 
applicant should be aware of, and it will be a concern of the Planning Board if it moves over to them.

With no further comments, Chairman Vilkelis moved to close the public comment portion of the hearing, 
Fred Perry seconded the motion and the members were all in agreement.

5.  Adjournment:

 With no further business to discuss, the meeting was closed at 9:40 p.m. on a Perry/O’Rourke motion.  

6. Next Meeting:

The next meeting of the Board is scheduled for 7:30 p.m. on Thursday, April 7, 2022, at the Meeting Hall 
in Shokan.  There will be further discussion on application 22-01 of Karen Ranucci.  


