
 

 

 

Town of Olive Planning Board 
P.O. Box 513, Shokan, NY 12481 

 

DATE: September 6, 2022                                      

                                                                                                                               

PLACE: TOWN OF OLIVE, TOWN HALL, SHOKAN, NY 12481 
 
1.0 CALL TO ORDER 
 

Chairman Dibbell called the Meeting to order with the Pledge of Allegiance at 7:00 pm.   
 

2.0 ROLL CALL 
 

PRESENT 
Stephen Dibbell, Chairman 
Tim Peck, Vice-Chairman 
Ed Kahil 
Heidi Emrich 
Nicholas Burgher 
Paul Wright 
Don DiMartini 

      
3.0 REGULAR MEETING 

 
Chairman Dibbell handed out some preliminary sketches for a proposed 15-lot subdivision on Brown Road.  
He reported to the Planning Board members that Supervisor Sofranko is looking into establishing an earlier 
meeting with the Town Board, the Planning Board, and others in the community before a large project is 
submitted to the Planning Board.  Supervisor Sofranko is also thinking about engaging the planners before 
the application is before the Planning Board for the first time.  Chairman Dibbell explained that his thought is 
to empower some members of the Planning Board to do a quick screening of the application before it is 
considered by the Planning Board, and it can then be determined to send it on to C. T. Male for an estimate 
for their engineering review.  Chairman Dibbell asked the members of the Planning Board what their thoughts 
are. 
 
Heidi Emrich feels that a workshop is a good idea but another time commitment.  She suggested that two 
members at a time can do it on a rolling basis to help streamline the process, or each member can look at it 
from the point of their own expertise.  She said that she has talked with Dennis Doyle and he said that a lot 
of towns are compartmentalizing the process.  Chairman Dibbell feels that it would be a good idea to get 
some initial comments in advance through this type of meeting, then the developer can go back and make 
some changes after hearing the comments from the workshop, and at the same time the plans can be sent 
to the planner who can also make some comments up front.  Then after that process it can be presented to 
the Planning Board for review.   
 
Don DiMartini wonders what the workshop would be used for, it is the Planning Board’s responsibility to work 
backwards covering all of the points needed to gain an approval.  Chairman Dibbell said that Supervisor 
Sofranko is envisioning a workshop that would include other people, not just made up of the members of the  
Planning Board.   He said it could be members of the conservation advisory council, some members of the 
Town Board and potentially some members of the public that might have an interest in the project.   
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Chairman Dibbell said that Supervisor Sofranko is hoping to provide some feedback to the developers to help 
with community acceptance of the proposed project.  Heidi Emrich said that the Towns of Hurley, Esopus, 
and Marbletown hold a required workshop on every application, even if it is only five minutes long.  She said 
that the Building Inspector, the Fire Chief and other municipal leaders come together once a month to look at 
the application, there are no members from the public. 
 
The Planning Board had to move on to the public hearings and decided to table this discussion. 
 

4.0 PUBLIC HEARING 
 

7:10 pm – 22-Sub-8  Kesick, 592 Acorn Hill Road, Olivebridge, NY  12461: 2-Lot Subdivision 

Before opening up the public hearing Chairman Dibbell asked the Planning Board members if there was 
anything they wanted to discuss.   Bill Eggers presented the final map and the corrected SEQRA Part I.  The 
SEQRA correction was made to show 0.4 acres of disturbance for 3(b).   Mr. Eggers also presented the Board 
of Health approval for Lot #2.  It is noted that the post/pole that Nick Burgher brought up at the last meeting 
has been changed and is labeled on the map as a 2-Bole oak tree.   
 
Ed Kahil asked if anything more was decided about the carport that is over the line.  Mr.  Eggers said that 
nothing more has been brought up about it, it is a pre-existing situation and there have been no complaints.  
He feels that because of the steep terrain in that location the neighbor probably isn’t concerned what is 
happening at the top of the bank where the carport sits. 
 
Chairman Dibbell opened the public hearing at 7:15 pm, and asked Bill Eggers to briefly explain the proposal.  
Bill Eggers explained that there is currently 7.2 acres with an existing house and garage sitting off to one side 
of the property on a plateau.  The proposal is to subdivide the parcel leaving 4.21 acres with the house and 
creating a 3.01-acre vacant parcel on the lower side of the property with a proposed building site.  Mr. 
Eggers stated again that they have received septic approval from the Ulster County Health Department.  He 
also pointed out that the map now has a note showing that the topographic data was created from the Ulster 
County Information Services.  Nick Burgher pointed out that there is a typo error in the note, it shows 
topographic “date” instead of data.   

Chairman Dibbell opened the public comment portion of the hearing at 7:18 pm, he asked if there was 
anyone in the audience wishing to comment on this application.  Present in the audience was Kathleen Ruiz 
and she said that her partner’s son owns a lot of property around the site and she doesn’t think he was 
aware of this application.  Janelle Perry asked the name, the property owner is Sean Rivera/NASAS.  The 
clerk checked the list and confirmed that a letter was sent to New Rochelle, NY.  Ms. Ruiz came up and 
looked at the map to get a better idea of what the proposal is. 

A member of the audience asked how many times a lot can be subdivided, they thought it was only three 
times.  Chairman Dibbell said that a property can be subdivided down to the point that it still meets the code, 
i.e. if it is in a one-acre zone it can be reduced down to one-acre lots, however, after a certain number of 
times it will become a major subdivision which is more complex in getting approval.  Chairman Dibbell 
explained that the look-back time is five years.  The question was asked, when does it become a major 
subdivision, the response is a subdivision of five lots or more is a major subdivision. 

Chairman Dibbell asked if there was anyone else in the audience with questions or concerns related to the 
Kesick application.  With no additional comment from the audience, Chairman Dibbell made a motion to close 
the public comment portion and the public hearing at 7:23 pm, all the members were in agreement. 
 
Chairman Dibbell said that the board has talked about the process that needs to be followed and it is felt that 
the Planning Board does not need to read through all of the questions on the SEQRA Part 2 during the 
meeting, and at this time he asked the Planning Board members if anyone believes that any of the answers 
would be anything other than “no, or small impact may occur”?  Chairman Dibbell acknowledged that the  
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members unanimously agreed that all the answers are “no” and declared it a negative declaration.  Chairman 
Dibbell read aloud, and the Planning Board completed the Checklist.   Ed Kahil made a motion to grant 
approval of the 2-Lot Subdivision, 22-Sub-8 of Kesick, Heidi Emrich seconded the motion with the condition 
that the spelling error be hand corrected and initialed by Mr. Eggers.  There was a brief discussion if there 
should be a condition requiring a handwritten correction of the spelling error previously mentioned.   Mr. 
Eggers didn’t feel comfortable in making a handwritten change to the map because the Ulster County Clerk’s 
office is very particular and may not want to accept the maps.  Nick Burgher didn’t feel that the correction 
was needed, the Planning Board agreed to waive the condition.  A roll call vote was taken and resulted as 
follows:  Steve Dibbell voted in favor, Ed Kahil voted in favor, Heidi Emrich voted in favor, Nick Burgher voted 
in favor, Tim Peck voted in favor, Paul Wright voted in favor, and Don DiMartini voted in favor.  Chairman 
Dibbell completed the Resolution.   

Chairman Dibbell asked Bill Eggers if he was presenting any other application at the meeting tonight.  Bill 
Eggers acknowledged that he did bring the final maps for the Roth subdivision that the Planning Board 
approved at their last meeting.  Chairman Dibbell announced that the board will sign and seal both the Roth 
and Kesick maps after the next scheduled public hearing is finished. 

7:30 pm – SP1-22 The Sanctuary Cottages LLC, (previously called Mountain Accommodations LLC)       
4205 Route 28, Boiceville, NY:  Commercial Lodging Facility 

Chairman Dibbell asked the representatives for The Sanctuary Cottages to come up to the table.  Present at 
the meeting are Hugh Cummings, owner, and Richard Praetorius, engineer.  Chairman Dibbell asked the 
members of the Planning Board if they had anything to discuss before the public hearing is opened.  
Chairman Dibbell pointed out that there is a parcel shown across the creek that is labeled as “undefined 
owner” and it looks like the railroad tracks.  He said that on the Ulster County parcel viewer it is marked as 
null, he asked the applicant if anything was done to try to figure that out?  Mr. Praetorius said that there isn’t 
any way, and noted that the county also has no address to send their tax bills to.  It is acknowledged that the 
letters have been mailed to the surrounding neighbors. 
 
Nick Burgher pointed out that the map shows the private driveway as “Beachwood” Garden Circle and it 
should be “Beechview” Garden Circle.  Chairman Dibbell noted that the wording regarding the signage has 
been corrected to external lighting, and the town line was added to the map, and the other spelling errors 
have been corrected.  Chairman Dibbell asked Mr. Cummings if there was any update on his temporary 
residence permit from the Ulster County Health Department.  Hugh Cummings said that he has submitted it 
but has not received the approval because Ulster County will need to come out and do their inspections and 
he was waiting to get site plan approval before buying all of the fire extinguishers and other items required 
by the county.    Heidi Emrich asked what the residence permit was, Hugh Cummings briefly described why 
he needs to get this and what needs to be done to comply to the county’s requirements prior to receiving 
their approval to open and operate.  Ed Kahil said that the Planning Board would be able to consider a 
preliminary approval on the site plan application and once the Ulster County permit to operate is received the 
site plan can be finalized. 
 
Chairman Dibbell also pointed out that the SEQRA needs to have a few minor corrections.  The answer to 
#5(b) should be N/A since the Town of Olive does not have a comprehensive plan.  He also explained that on 
questions #10 and #11 there should be a note that it is a private well and private septic system.  Hugh 
Cummings made a note of these corrections.  Pertaining to question #9 Don DiMartini asked if the proposed 
action meets or exceeds the state energy code requirements.  Richard Praetorius said that he will make the 
notation that it meets the requirements. 
 
Chairman Dibbell opened the public hearing at 7:45 pm, and asked the applicant to give a brief description of 
his project.  Hugh Cummings explained that there are eight existing buildings on the property that they are 
trying to make into lodging accommodations.  Don DiMartini asked what are the minimum and maximum 
stays expected.  Mr. Cummings said that there would be a minimum of one day and he doesn’t plan on 
putting a maximum, there will be a day rate charge for any stay. 
 
At 7:46 Chairman Dibbell opened the public comment portion of the hearing and asked if there was anyone 
in the audience wishing to speak.  Janice Lysek said she lives in Boiceville and was just looking for clarity on  
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the project.  She asked if they will be short-term rentals?  Richard Praetorius said that they are considered a  
motel or motor court type of use as listed in the town code.  He said that the property is on a state highway 
and the owners are renovating existing cottages, there is no new construction.  Chairman Dibbell pointed out 
that the code also has an allowed use as a bungalow colony, this does not fall under the new individual 
short-term rental law.  Ms. Lysek asked if there is access to the creek from the property.  It is noted that 
there is a very steep bank down to the water, there is no specific access.  Heidi Emrich explained that if the 
owners did want to build an access down to the creek, they would have to submit a permit application to the 
Building Department and it would be reviewed by the flood plain administrator.   Ms. Lysek said that her 
concern is that someone can come in and go down to the creek and litter, she feels that they don’t care 
about the land and the preservation of nature and the wildlife around, and that is why she is asking the 
questions.   

Chairman Dibbell stated that the applicant has acknowledged that there will be a manager available if there 
are any kinds of issues or concerns.  Hugh Cummings said that they will be maintaining the grounds, it is a 
commercial lodging facility.  He explained there will be a spot for the trash that will be enclosed because they 
want the property to be beautiful.  Mr. Cummings said that when he first got the property it was a mess, 
including the embankment which had been used as a landfill and they removed about 50 years of trash from 
there.   

As clarity for the neighbors, Don DiMartini asked Mr. Cummings if they plan on having a regular routine of 
housekeeping and grounds maintenance so that if someone came in and left a case of beer cans it would be 
picked up in a reasonable amount of time.  Hugh Cummings said that they want to keep the grounds 
beautiful, trash will not be left to lay around. 

Also present is Shirley Golgoski, another Boiceville resident, and she stated that there are so many people 
looking for a place to live she wonders if they plan on hiring a manager that would live on the property.  
Also, maybe renting out one or two of them as long-term rentals.  Kathleen Ruiz asked Mr. Cummings if he 
lived in the Town of Olive.  Hugh Cummings said that he lives behind the reservoir, he is not a resident of the 
town but has grown up in the area and went to Rondout High School.  He said that he has been working a 
lot in the town as a contractor and are familiar with Mr. Ingram and Mr. Covello in the Building Department.  
Chairman Dibbell said that he understands the comment, however, from a Planning Board standpoint there is 
no relevance where the applicant/property owner lives.  Chairman Dibbell did suggest to Ms. Ruiz to read the 
new short-term rental law because there is a difference between a resident and a non-resident.  It is noted 
that the law can be found on the Town of Olive website. 

Heidi Emrich suggested that the applicant provide more detail in their narrative to include the actual daily 
operation and management of the business.  It should also explain the check-in and check-out process so 
that it is all on record.   

Debra Romano, another applicant at the meeting, suggested that the neighbors can also be proactive and 
post their property so that visitors know where they can’t go.  She feels that the property is being beautified 
by this project.  Mr. Praetorius said that the property in question goes to the center of the creek. 

Janice Lysek asked what thee size of the cottages are.   Hugh Cummings said that they are approximately 
600 sq. ft., there is one that is 900 sq. ft. and one that is 1,100 sq. ft.  Nick Burgher asked what the 
maximum occupancy will be for each cottage.  Mr. Cummings said he is waiting for guidance from the Health 
Department on that, most of them are two-bedroom. 

Kathleen Ruiz asked the applicant how he plans on advertising the business.  Mr. Cummings said that it is a 
commercial venture and there will be a website. 
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Bill Eggers remarked that he doesn’t live in the town but has done a lot of work in the area, he asked if the 
cottages are insulated and heated for year-round use.  Mr. Cummings said that they are.  Mr. Eggers said 
that the term bungalow colony usually means year-round rental, he said he used to live in a bungalow 
colony, and he wonders if there is any restriction in the code.  Ed Kahil said that that was how the rentals 
were in the past.  Chairman Dibbell stated that the site plan is being presented as short-term stays.  Hugh 
Cummings said that if someone wants to come in and rent it for every day of the year, they could do that. 

Chairman Dibbell asked if there were any other questions.  Tim Peck wanted to make a suggestion because 
there is a dirty little secret in Boiceville, particularly in that area, rats.  He suggested to Mr. Cummings to put 
some exterior bait stations around. 

Chairman Dibbell made a motion to close the public comment portion and the public hearing at 8:00 pm, all 
the members were in agreement. 

Chairman Dibbell asked the members of the Planning Board if they would like to move forward with a 
preliminary approval pending the Health Department approval, the updates to the SEQRA and map, and a 
more descriptive narrative.  They moved forward with the SEQRA Part 2 and Chairman Dibbell asked the 
Planning Board members if anyone believes that any of the answers would be anything other than “no, or 
small impact may occur”?  Chairman Dibbell acknowledged that the members unanimously agreed that all the 
answers are “no” and declared it a negative declaration.  Ed Kahil made a motion to grant preliminary 
approval of the site plan, SP1-22 for The Sanctuary Cottages LLC, with the condition of receipt of the Health 
Department approval, the corrected map, and more detailed narrative.   He suggested that the changes to 
the SEQRA could be done by hand this evening and initialed.  Richard Praetorius made the corrections.  Don 
DiMartini seconded the motion.  A roll call vote was taken and resulted as follows:  Steve Dibbell voted in 
favor, Ed Kahil voted in favor, Heidi Emrich voted in favor, Nick Burgher voted in favor, Tim Peck voted in 
favor, Paul Wright voted in favor, and Don DiMartini voted in favor.  Chairman Dibbell completed the 
Resolution.  

22-Sub-9  Roth, 68 Freeman Avery Road, Olivebridge, NY  12461: 2-Lot Subdivision 

The Planning Board went back to the Roth application.  The public hearing was held on August 2nd but there 
was not a vote on the subdivision application.  The applicant was to provide an amended SEQRA showing an 
amount of disturbance on question #3(b) and a final map.  Nick Burgher looked at the presented map and 
confirmed that the requested changes have been made.  Bill Eggers presented an amended SEQRA to show a 
disturbance of 0.4 acres. Janelle Perry acknowledged that the application fee of $400.00 has been received. 

Heidi Emrich and Ed Kahil reviewed the map and completed the Checklist.   Chairman Dibbell reviewed the 
SEQRA Part 2 and asked the Planning Board members if anyone believes that any of the answers would be 
anything other than “no, or small impact may occur”?  Chairman Dibbell acknowledged that the members 
unanimously agreed that all the answers are “no” and declared it a negative declaration. Heidi Emrich made a 
motion to grant approval of the 2-Lot Subdivision, 22-Sub-9 of Roth, Nick Burgher seconded the motion. A roll 
call vote was taken and resulted as follows:  Steve Dibbell voted in favor, Ed Kahil voted in favor, Heidi 
Emrich voted in favor, Nick Burgher voted in favor, Tim Peck voted in favor, Paul Wright voted in favor, and 
Don DiMartini voted in favor.  Chairman Dibbell completed the Resolution.  The members of the Planning 
Board signed and sealed the maps. 

22-Sub-8  Kesick, 592 Acorn Hill Road, Olivebridge, NY  12461: 2-Lot Subdivision                     
The members of the Planning Board signed and sealed the maps. 

5.0 SITE PLAN 
 
SP3-22 Mainieri/AVE Electric, 3142 Route 28, Shokan, NY:  Electrical Contracting Business  

Present at the meeting is William Newton, an employee of AVE Electric, he said that Mike Mainieri was unable 
to attend because he recently had foot surgery.  Chairman Dibbell asked Mr. Newton to briefly explain the  
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business.  Mr. Newton said that AVE Electric is planning on using the site as shop space and a small office out 
front.  Chairman Dibbell asked how long AVE has been in business, Mr. Newton said they have been in 
operation for over 20 years.  It is noted that they currently operate out of a small space on Upper Boiceville 
Road and this is a larger site. 

Chairman Dibbell noted that the application shows 8 parking spaces, he asked how many employees there 
are.  William Newton said that currently there is Mr. Mainieri, the owner, plus three additional employees.  He 
said that they may add more in the future.  Chairman Dibbell asked Mr. Newton if Mike Mainieri referenced 
the parking requirements that are noted in the Town of Olive code based on the square footage of the 
building and the number of employees.  William Newton assumed that he had.  In looking at the application it 
states that they are using 1500 square feet.  Heidi Emrich asked if there is any retail use.  Mr. Newton said it 
is just for the business to use. Heidi Emrich read the code requirements and the board calculated that at least 
seven spaces are required.   

Chairman Dibbell said that he appreciated the pictures with the noted parking spaces but he feels that a 
satellite view of the site would also be helpful.  Heidi Emrich said that the aerial view could show it more to 
scale. 

William Newton said that they would be using the front two bays of the building for storage and the office.  
Chairman Dibbell asked the members what else they would like to see, and if there is enough to move 
forward with a public hearing.  Don DiMartini feels that there should be some explanation of the sign they 
would like to have.  Heidi Emrich agreed, she asked that a better detail of the size and type of sign that will 
be displayed be added to the application. 

The Planning Board members discussed the noted parking spaces, Paul Wright asked if the parking spaces 
will be painted.   Chairman Dibbell said that he isn’t so concerned since there will be no retail customers, just 
employee parking.  Nick Burgher feels that the parking along the curb with a box truck could impede the 
sight distance.   Ed Kahil suggested that parking spaces 6, 7, and 8 could be marked for car parking only and 
the truck parking could be nearer the building.  The members briefly discussed the parking and where 
deliveries are made.  Mr. Newton said that the two garage doors on the side is for delivery access.  The 
garage door out front is just used for storage. 

Chairman Dibbell asked for an aerial view of the property and that the section of the building being occupied 
by AVE be outlined.  Nick Burgher asked what the actual dimension is from the front of the building to the 
curb and if there is enough room for the 9’ x 20’ parking spaces as described in the code.  Chairman Dibbell 
suggested that the parking spaces might need to be angled in order to have sufficient space.   Ed Kahil 
suggested that the site plan diagram be more to scale.   

The Planning Board told Mr. Newton that they can move to a public hearing if the requested material is 
received within the next two weeks.  They recapped that they would like to see an aerial view of the property 
with the section being used by AVE outlined, all of the doors need to be shown on the sketch.  The location 
of the car and truck parking locations and dimensions of the parking spaces should also be noted.  The site 
plan should also have the placement, size and description of the sign. 

If the material is received in the next two weeks the public hearing will be scheduled for 7:10 pm on October 
4th.  Janelle Perry remarked that the application fee of $75.00 also needs to be remitted. 

SP4-22 V. Camerati Salon, 36 Crispell Road, Olivebridge, NY: Hair Salon operating as an in-home   
occupation from an accessory building 

Victorian Bauer, now Camerati, was present and explained that she purchased a small prefab studio and it 
has been placed on their property.  She said that her industry was shut down with the pandemic and she has  
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four children so working from home was ideal.  Ms. Camerati said that she is here because they were hit with 
a zoning violation and she wants to make it right.  Ed Kahil asked her what the violation was for, he doesn’t 
see that there are any property line encroachments.  The violation was for operating a business and not 
having a site plan in place. 

Ed Kahil asked if there is water in the salon.  Ms. Camerati said she doesn’t have water in the salon, at the 
moment she just cuts hair.  She explained that if she is doing color, she walks the client to her house to 
shampoo.  Nick Burgher asked if there are any future plans to add water.  Ms. Camerati said that was going 
to be her next question.  She wonders if they would be able to tie the shop into their current septic system.  
Ed Kahil said that this would be a question for the Ulster County Health Department. 

Chairman Dibbell said that he briefly looked at the application from a zoning code standpoint and the code 
doesn’t specifically list a hair salon but he knows that this isn’t the first one in the town.  The code does state 
a customary home occupation which is two employees or less.  Chairman Dibbell doesn’t know what the other 
members of the board think but he is fine with this.  Heidi Emrich feels it is reasonable to consider this as a 
customary home occupation. 

Chairman Dibbell feels that the diagram should be improved to show more detail.  Mr. Camerati came forward 
and pointed out things on the sketch.  He pointed out a trailer that is on the property and is rented out, and 
where his house and where the garage and shop are.  Chairman Dibbell asked if the trailer was always on the 
property.  Mr. Camerati said it was there when they bought the property.  Ed Kahil told the applicants that all 
of these things need to be labeled on the sketch and they need to show where the driveway and parking 
would be.  Chairman Dibbell asked if the trailer is a short-term or long-term rental, Mr. Camerati said it is 
long-term.  He was asked to show the driveway and parking for the rental also.  Nick Burgher asked if the 
trailer is on the same septic as the house, the trailer has it’s own septic.  Nick Burgher asked that this also be 
shown on the sketch.  Nick Burgher asked about the well, Mr. Camerati said that the well is shared.  Nick 
Burgher said that the more detail they can put on the sketch map is better.  Chairman Dibbell also suggested 
that the neighbors be shown.  The applicants said they provided the addresses, it is advised that they get a 
copy of the tax map and label the neighbors around them.  Paul Wright asked about the electric, it is noted 
that the electric is all on one meter, this should be noted on the sketch. 

Heidi Emrich asked if they would be putting a sign out by Crispell Road, Mr. Camerati said that there is a sign 
on the side of the shop.  Heidi Emrich suggested that they take a picture of the sign and include it with the 
application, noting the size of the sign. 

Ed Kahil said that if they can get the requested documents together and to the Planning Board in the next 
two weeks the board can review them and if everything looks good, we can schedule a public hearing. 

Ann Falutico of 420 Acorn Hill Road had a general question.  She is wondering when a home occupation is 
granted is it attached to the lot that it is granted on or does it go with the ownership of the property.  
Chairman Dibbell explained that the site plan is attached to the property and if it is sold to another 
homeowner the site plan approval stays with the property. 

SP5-22 D.  Romano, 5155 Route 213, Olivebridge, NY: 6-Stall Horse Barn to be used to rehab     
mini-ponies for special needs children 

Present at the meeting are Debra Romano and her husband Antoine Hepkins, owners of the property located 
at 5155 Route 213, next to the post office.  Ms. Romano explained that for 30 years she has had livestock on 
the property and two years ago their barn burnt down.  They want to rebuild and the cement slab that the 
old barn was on is in very bad disrepair.  They have decided to buy a pre-built modular monitor barn which 
requires a new cement slab.  Her sketch shows where the new barn will be place and where the old barn  
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was.  Ms. Romano explained that she did get a permit to place a temporary 12’ x 20’ barn where the old barn 
had been on the property. 

Ms. Romano said that in 2018 they formed a not-for-profit 501c3 charity and the mini ponies that come and 
go through their property are rehabbed and given away free to families that have special needs children.   

Chairman Dibbell asked what the square footage of the new barn will be.  Ms. Romano said that she believes 
it will be 30’ x 40’.  Heidi Emrich said that the application will need a descriptive narrative of the planned use 
of the barn.  There was a brief discussion on what is missing from the sketch. 

Chairman Dibbell said he isn’t sure how this would fall into the zoning code; the property is in the village 
business zone.  Heidi Emrich feels it may be considered a home occupation.  Don DiMartini asked about the 
livestock use and asked Ms. Romano if she has had a horse.  She said that since 2018 they have rehabilitated 
three mini ponies and one retired race horse.  Don DiMartini said that the race horse had made its way up to 
Brodhead and he is the guy who retrieved it.  Ms. Romano said that the horse was placed with an autistic girl 
in Liberty.  Chairman Dibbell said that the zoning code is lacking in describing what is allowed and not 
allowed regarding agriculture and farming.  The Planning Board will look into this. 

Don DiMartini suggested to Ms. Romano that the wording she used to apply for her 501c3 can be used to 
create the narrative for the site plan.  Ms. Romano said that she doesn’t want to convolute this with her 
501c3, she said she needs a barn for her livestock.  She is confused why she was even asked to create a site 
plan, she isn’t running a business.  Ms. Romano said that the need of a barn is not because of the charity she 
has, it’s to house her livestock.  She needs a barn.  Ed Kahil asked if she has gone to the Building 
Department for a building permit for her barn.  Debra Romano said that she did and they said she has to 
come before the Planning Board. 

Chairman Dibbell feels this is another situation where the Building Department needs to explain why they are 
sending the applicant to the Planning Board.  The question is if the barn is meeting all of the setbacks or is it 
creating a zoning issue.  The Planning Board reviewed with Debra Romano what she will need to submit to 
make her application complete.  She needs a sketch showing all buildings with dimensions labeled, show the 
setback distances, driveways and parking, well, and septic area.  The application needs a narrative explaining 
the use of the property and her charity.  Don DiMartini also suggested that she look into the rules and 
regulations on what may be allowed next to a post office location.  Ms. Romano said that she did address 
that a number of years ago when she applied for an agricultural permit for a right to farm and a 
representative from Ulster County did come out.  Don DiMartini said that she would need to look at it from 
the Federal level because the rules changed about two years ago.  He is only suggesting it to her in order to 
protect herself.  

6.0 OLD BUSINESS 
 

22-Sub-2 Simon Strauss Open Development, 45 Indian Trail Road, Shokan 12481: 2-Lot 
Subdivision and Lot Line Adjustments  

Chairman Dibbell invited Simon Strauss to the table.  Mr. Strauss is presenting an updated map and proposed 
road layout to reflect the items brought up at the site visit, and Brian Burns came about a week later and 
gave specific instructions on what he would like to see in terms of the crowns and direction of the road in the 
corner and also rip rap basins for flood control.  Simon Strauss said that based on Ed Kahil’s suggestion to 
have a conversation with his neighbors, the Troegers are here at the meeting.  He said that to make sure the 
culvert and ditch are maintained it is being discussed that the area stay with Indian Trail and are showing a 
proposed lot line adjustment.  Mr. Strauss said it is currently marked as an easement but the Troegers said  
that their preference would be to sell that section of land needed.  Simon Strauss said that this does raise the  
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question that what is currently a non-conforming lot would become more non-conforming by the sale of that 
.007-acre piece of property. 
 
Simon Strauss said that a subsequent discussion that has taken place, but it is not shown on the map, is for a 
view easement of approximately 150’ x 100’ to deter any building in that area to protect the Troeger’s view 
looking up.  Chairman Dibbell said that the details of all of that is between you and the Troegers. 
 
Chairman Dibbell asked Simon Strauss what the width of the road will be, including the sliver of property to 
be conveyed.  Simon Strauss said that the width of Indian Trail would be 14’.  Simon Strauss pointed out that 
there will be a cape cod curb built to keep the run-off from going onto the Troeger’s property. 
 
Mr. Strauss asked what the next step would be for him.  Chairman Dibbell said that the Planning Board would 
need to be comfortable with the plan to recommend it to the Town Board as an Open Development.  He 
asked the members their thoughts.  Paul Wright said that he is concerned about the utility pole and feels that 
it isn’t so easy to just move the pole because it will require additional guying that may require additional 
rights-of-way.  He asked if there was any way to get something in writing from Ashley Deyo at Central 
Hudson, Mr. Strauss said he was told that they wouldn’t do anything until the subdivision is approved.  Paul 
Wright gave some options that might need to take place in order to relocate the pole.  Paul Wright said that 
he could try to speak with Ashley because he does see it as a concern. 
 
Simon Strauss said that he and the Troegers have not come to an agreement yet regarding the purchase 
price, and the newly discussed view easement would need to be added to the sketch map.  Chairman Dibbell 
asked the Troegers if they had any questions.  Cynthia Troeger said that they have not come to an 
agreement regarding the purchase.  Mr. Troeger said that their concern is about their small one-acre piece of 
land and any further development.  He wonders if there are any setback requirements for the driveway that 
would be created to the new parcel.  Chairman Dibbell said that there are no defined setbacks pertaining to 
driveways, he said that the Planning Board tries to make sure that the driveway and the ditch to maintain the 
driveway are on the owner’s property.  Michael Troeger said that there is an omission on the map, they do 
have a permitted gazebo that is not shown on the map.  Chairman Dibbell said that it isn’t necessary but it 
would be helpful to have it shown for the record. 
 
There was a discussion about the steps to be taken if there will be a lot line revision with the Troeger 
property instead of an easement.  This would also require the Troeger property to seek a variance through 
the Zoning Board of Appeals because they would be making their non-conforming lot more non-conforming.  
Ed Kahil feels that the Planning Board needs to be satisfied with the road design before that needs to be 
done.  Chairman Dibbell asked the members of the board if they feel that the town’s engineer should look at 
the submission and give their professional input.  Don DiMartini said that when the site visit was done there 
was a lot of discussion about the bottom of the road and the concern from all parties as to where the water 
was going.  Chairman Dibbell said that he doesn’t feel that what is being purposed up above will create that 
much more run-off and the catch basins and ditch should be better than what it is currently.  He also said 
that he isn’t an engineer so he can’t say that everything will work. 
 
Chairman Dibbell told Mr. Strauss that the board has the right to engage the expertise of an engineering firm, 
C. T. Male, and that the cost would come back to the applicant.  Mr. Strauss said that Brian Burns had given 
suggestions and his engineers came up with the design being presented this evening.  Chairman Dibbell 
asked the other members if they had thoughts.  Heidi Emrich said that she was going to abstain from the 
conversation because of her past involvement with the engineers for the project, Nick Burgher didn’t feel that 
another engineering firm would come up with anything different.  Paul Wright said that because the Planning 
Board is needing to recommend the Open Development to the Town Board because the current situation 
doesn’t conform to the code, and he isn’t an engineer, he feels that the board should ask C. T. Male to look 
at the proposal.  Don DiMartini agreed that it should be sent to an outside firm for their opinion.  Paul Wright 
made a motion to engage C. T. Male for review of the engineering plans, Don DiMartini seconded the motion.  
The members are in agreement. 
 
Chairman Dibbell explained to Mr. Strauss that the Planning Board will send the plans on to C. T. Male and 
ask them to give an estimated cost for the review.   We will then get back to Mr. Strauss asking for the  
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50% deposit to set up an escrow account.  Paul Wright will reach out to Ashley Deyo at Central Hudson 
regarding the pole that needs to be relocated. 

 
Chairman Dibbell said that there is concern about what might happen up there in the future with more 
subdivisions and that might be a condition of the Open Development that no more lots be created, he asked 
Mr. Strauss what his thoughts are about that.  Simon Strauss said that after selling off the 10-acre parcel 
being created, they might want to subdivide the remaining 13-acre parcel in half again.  He feels that they 
probably wouldn’t divide it any more than that, and if the Planning Board says no than you say no.  Chairman 
Dibbell stated that additional clearing for lots and driveways can lead to more run-off.  He said that is 
something that the engineers may be asked about, if the current plan would still be adequate if there was 
additional development. 
 
Ed Kahil brought up the fact that the applicant didn’t want to go to the expense of getting Board of Health 
approval for this subdivision.  He explained that as a board they may be moving away from allowing that and 
as a compromise there was just an application before them that they asked the applicant to have his 
engineer submit a letter stating that he feels that the lots can sustain a septic system to the current 
standards for a 2-, 3- or 4-bedroom design based on soil and perc tests.  Ed Kahil said that this gives the 
Planning Board confidence that it is a buildable lot, then it can be sold as a buildable lot.  He explained that 
with the notation on the map showing that it hasn’t received Board of Health approval, it leaves it up to any 
prospective buyer to worry about that. 

 
7.0 MINUTES 
 

Chairman Dibbell asked if there were any corrections or comments regarding the August 2, 2022 minutes.   
With no corrections, Ed Kahil made a motion to accept the minutes of August 2, 2022 as written, Nick 
Burgher seconded the motion and all members agreed.    

8.0 REGULAR MEETING 
 

The Planning Board was asked to present their budget for next year.  Heidi Emrich wondered who actually 
reviews the board’s budget, is it just normally signed off on.  Tim Peck brought the budget up on the 
monitor.  The members held a brief discussion on the various line items.  Chairman Dibbell said that he will 
take the figures from last year and bump it up a bit for next year and will get it back to Marlies Rosier. 
 
Chairman Dibbell said that he had a few more items to cover.  Heidi Emrich said that the board really needs 
to get back to a discussion on the procedures they would like to follow.  Don DiMartini agreed, he remarked 
that he was at dinner recently with a number of people who are from the town and the conversation was 
about the new short-term rental laws and the comprehensive plan.  He feels that people are getting more 
interested in what is happening.  Heidi Emrich said that she has been getting emails from people asking if 
there can’t be a moratorium on building.  Chairman Dibbell said that Supervisor Sofranko has looked into that 
and talked with the attorneys and the town would need to have a draft comprehensive plan in place before a 
moratorium can be placed.    
 
Chairman Dibbell announced that Supervisor Sofranko has invited everyone to attend a presentation he has 
arranged with Nan Soltzenburg of Community Planning and Environmental Associates, scheduled for 
September 15th at 7:00 pm.  Her presentation will be on affordable housing zoning tools.  Chairman Dibbell 
said that Supervisor Sofranko has been talking with her and is impressed and she may be someone the town 
and/or the Planning Board might like to engage during some of these discussions as well.  He explained that 
she is already working with other small towns around the area. 
 
Moving back to the discussion about the Brown Road subdivision that is being proposed, Chairman Dibbell 
feels that C. T. Male should be brought into this project early on.  The board members held a discussion 
regarding the presentation of the subdivision application and if there is a need for a workshop prior to the 
Planning Board getting the application.  Ed Kahil said that he has been on the Planning Board for ten years 
and not once has a Town Board member intervened with what the Planning Board was doing.  Heidi Emrich 
said that it may not be right for this board but other towns are doing preliminary workshops on the  
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applications.  Don DiMartini said that he is giving a talk in California about the same thing but with regard to 
commercial projects and the question is when do you reach out to the municipality and other individuals 
about a project and what constitutes a review whether it is informal or has obligations. 

 
Heidi Emrich feels that the Planning Board needs to have additional support from the Town Board to have 
either a stipend for someone to come in on those Wednesdays to review with John Ingram and Dom Covello.  
Or, we need to rewrite some of our directions on what is required.  It is pointed out that even with a written 
checklist people don’t follow the directions.  Heidi Emrich feels that we can work off of other applications and 
change it up to meet our needs.  She feels that the Towns of Shandaken, Marbletown, and Rochester have 
good applications to work from.  Chairman Dibbell said that we might have to go with the hardline approach 
and turn applications away that aren’t completed properly and put them off to another meeting. 

 
9.0 AGENDA 

The board set the agenda for the next meeting, scheduled for October 4, 2022.  There will be a public 
hearing for application SP3-22 M. Mainieri_AVE Electric, 4205 Route 28, Shokan, NY: Electrical Contracting 
Business.  If the additional material is received for SP4-22 of V. Camerati Hair Salon, it will be added to the 
agenda for further review.  The Planning Board will also ask John Ingram to attend the meeting to discuss the 
Arbor Art site plan application.   

10.0 ADJOURNMENT 
 

Ed Kahil made a motion to adjourn the meeting at 10:30 pm, Don DiMartini seconded it, and all members 
agreed.   

 
      Sincerely,      
 
 
 
      Janelle Perry, Planning Board Clerk 


