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

DATE: November 1, 2022                                       DRAFT     

                                                                                                                              

PLACE: TOWN OF OLIVE, TOWN HALL, SHOKAN, NY 12481

1.0 CALL TO ORDER

Chairman Dibbell called the Workshop Session to order with the Pledge of Allegiance at 6:00 pm.  

2.0 ROLL CALL

PRESENT
Stephen Dibbell, Chairman

Ed Kahil

Nicholas Burgher

Paul Wright

Supervisor Sofranko

Drew Boggess

John Ingram

ABSENT
Tim Peck, Vice-Chairman

Heidi Emrich

Don DiMartini

     

3.0 WORKSHOP SESSION

Chairman Dibbell invited Supervisor Sofranko to start off the meeting.

Supervisor Sofranko first wanted to thank the Planning Board for inviting him and for the work that the board 

has been doing over the last couple of years.  He wanted everyone to know that he and the Town Board 

appreciates it.  He explained that there has been a lot of public input with regard to land use, planning, 

affordable housing, environmental areas, etc.  Supervisor Sofranko said that two years ago Drew Boggess 

recommended forming a zoning committee, and this committees first took on affordable housing.   He 

explained that the zoning committee looked at accessory dwelling units and defining it in the code.  It is 

suggested that the accessory units be used for long-term rentals but this is not a requirement.  

The supervisor noted that the second item that the zoning committee was tasked to do was to look at short-

term rentals.  He reported that the Short-Term Rental (STR) law came out in June.  The Town Board spent 

about a year and a half talking about it, with two public hearings.  Supervisor Sofranko reported that since 

June the town has approximately 75 permitted STRs.   He remarked that he knows of three different people 

who have gotten long-term rentals out of it, instead of short-term.

Supervisor Sofranko also talked about Accessory Dwelling Units (ADU).  He said the questions are how do we 

maintain our community, keep families here with kids, and how do we keep our community growing.   The 
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supervisor said that a large portion of the new construction in the town has been homes over $750,000.00, 

unfortunately, you can’t work in this town and be able to afford a $750,000.00 home.

Supervisor Sofranko spoke about a presentation given by Nan Soltzenburg, who had explained what the town 

could do with regard to code changes.  This could include multi-family homes because they are less 

expensive to build.  Ed Kahil said that the Planning Board recently had that situation come up because of the 

density and the code says one-acre per dwelling unit.  Mr. Kahil asked if the town will be bound by that or 

will it change.  Supervisor Sofranko said that they are looking at what can be changed in the code to make it 

a little more flexible for these types of situations.  He said that he has been doing research and has met with 

RUPCO and John Lyons, a land-use attorney, and people at the state level.  The supervisor explained that 

there are incentives for a developer to create low-income housing, for affordable housing, for work-force 

housing, etc.  He said that there is an area mean income (AMI), and in Ulster County to be eligible for 

affordable housing you have to fall within 80% of the AMI. If a developer came in and built two units of 

rental at the AMI there is a subsidized incentive that they could get.   The problem with this is who would 

oversee the numbers and the town doesn’t have the resources for that.  Supervisor Sofranko is looking for 

different ways that this could be managed.  

Supervisor Sofranko also talked about the possibility of offering a Request for Qualifications (RFQ) to land 

owners and developers owning larger parcels and perhaps offer hook-up into the sewer systems if they agree 

to put in a certain number of affordable houses.  He explained that it isn’t something that he is advocating for 

but it is something to look into.  Other options are mixed-use.  The zoning committee has been looking into 

these different things and subdivision laws.

Supervisor Sofranko explained that there is also the Conservation Advisory Council, they came out a few 

years ago with the Natural Resources Inventory (NRI) documenting the town’s natural resources.  The NRI 

can be used by the Planning Board and Town Board when considering any zoning changes.  He said that they 

recently got a grant and some of the members received training for critical environmental areas.  The NRI is 

currently looking to present two areas that would fall into this area for the code map.  Supervisor Sofranko 

said that the code is from 1975, and it has served the town well.

Supervisor Sofranko reported on the status of the work being done to establish a comprehensive plan.  The 

survey portion of the plan is complete and the data is starting to be aggregated.   He explained that a 

comprehensive plan is important in these discussions because it would give the Town Board the legal basis to 

make changes quickly instead of waiting until the end of next year, when the town hopes to have the plan 

finished.  The supervisor said that the two dynamics that they keep hearing are to keep the town rural and to 

create affordable housing.  Nick Burgher pointed out that having duplexes in a rural setting isn’t really 

keeping it rural.  Supervisor Sofranko said that we can start looking at areas where that density would fit in.  

Supervisor Sofranko sees it as a way to keep developers from shaping the look of our town, and by updating 

the code the town can set the character of the development, instead of the developers doing that.  

Supervisor Sofranko is trying to get things set up to address these issues, he noted that there have been a 

number of larger parcels of land that have been bought in the last six months to a year.  A comprehensive 

plan will help to get ahead of any large developments.  The supervisor feels that the presentation that was 

given by Nan Stoltzenburg was able to open some people’s eyes to what the town can do.  Supervisor 

Sofranko said that the Town Board may be addressing the possibility of placing a moratorium on major 

subdivisions.  Nick Burgher asked if the supervisor has talked to other towns that have done that.  Supervisor 

Sofranko said that he has had some discussions and has also talked with the lawyers, who have advised that 

the town shouldn’t do a moratorium unless you have an idea on what we want to do.  He said that a number 

of ideas are now coming and we could be able to put a moratorium into place.

Ed Kahil said that he has been on the Planning Board for about ten years and there has only been one major 

subdivision and he doesn’t feel it is overwhelming.  Supervisor Sofranko said that he sees what is coming 

down the pipe, he feels that there will be a lot of activity in that direction.  That’s why it will be a discussion 

by the Town Board.  Supervisor Sofranko said that he doesn’t see big changes but hopes to see some 

affordability in the development.  Maybe some cluster housing to manage density.
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Supervisor Sofranko stated that we now have Leslie Dornfeld who moved here about 3 ½ years ago.  He 

explained that she approached him when the town started work on the comprehensive plan, she told him 

that she is easing out of a business she had in Phoenix, Arizona, she is a planning consultant.   Ms. Dornfeld 

told Supervisor Sofranko that she feels there are similarities to what she did in Arizona and it is called rural 

gentrification.  The wealthy people are moving up here and pushing out the people who work here, or have 

generational families here.  Paul Wright asked the supervisor if he knows of any legal battles in other town’s 

that have tried moratoriums.  The supervisor said that you just need to be able to show that the town is near 

a final comprehensive plan in the next six-eight months, but if you get to a year you need to have it all 

together.  Chairman Dibbell remarked that you would need a defensible reason why the moratorium has been 

placed.

Supervisor Sofranko said that he has had conversations with Chairman Dibbell about the problems with 

incomplete applications and the time that is taken up at meetings going over them with the applicants.  He 

said that he wants to help and Leslie Dornfeld is working pro bono with Chairman Dibbell and Heidi Emrich to 

revise the applications.   Supervisor Sofranko went on to explain that he feels that maybe there should also 

be a process where the application gets reviewed by John Ingram and maybe someone else before it goes to 

the Planning Board so it is complete and that is maybe where Leslie would come in.  Supervisor Sofranko said 

that Ms. Dornfeld is a very smart planner and could be helpful to the town as a consultant before the 

application goes to the Planning Board.  He feels that a planner from the town would be looking out for the 

town’s interests.  Supervisor Sofranko said that the costs for this would come out of the escrow for the 

developer.    He suggested that the members of the Planning Board should speak to Ms. Dornfeld because 

she has a lot of good ideas on the subject.  Chairman Dibbell asked for some clarification in the role for Leslie 

Dornfeld.  He understands that Supervisor Sofranko is looking to use her to review larger projects coming to 

the Planning Board, Supervisor Sofranko said that this was correct.  Ed Kahil asked if this would take the 

place of what C. T. Male has currently done for the Planning Board, it would not; it would only be for the 

planning side of the application.  Nick Burgher asked if this would need to go out to an interview process, 

Supervisor Sofranko said that the Town can hire professional consultants with out having to put out an RFP.

Chairman Dibbell thought that Leslie Dornfeld could be involved with the review of the applications as well.  

Supervisor Sofranko said that he has talked with other towns and they use a planner after the Code 

Enforcement Officer has first dibs at it to determine if the application can move forward or if it has to go to 

the ZBA.  The planner can help determine if the project is in compliance with the town code.  He said he will 

have to look at this process a little more.  There was some discussion about costs, Supervisor Sofranko said 

that the Town Board will be taking a look at the fee structure for major subdivisions.  Supervisor Sofranko 

feels that it will be helpful to have a second pair of eyes, whether it is Ms. Dornfeld or not, before it comes to 

the Planning Board.  Chairman Dibbell feels that the planner should look at the application before it is 

reviewed by engineers so that there is a general layout of what is being done before the engineers are 

engaged to talk about drainage, etc.

Supervisor Sofranko said that another reason that he wants to get a handle on all of this is because anytime 

we have looked into getting a grant there is always the question if the town has a comprehensive plan, and 

when the answer is no it reduces the chances for getting the grant.  A planner can help in answering the 

question of the project is in compliance with the town’s code and the direction that they want.  He said that 

the planner wouldn’t have any authority, they would make recommendations.  Supervisor Sofranko said that 

a lot of towns have a planner now, at $180.00 an hour.  He reiterated that they will look at the fee schedules 

to offset the cost, it won’t be a money generating process, he just wants to make things easier for the 

applicant and the Planning Board.  Supervisor Sofranko said that they have only budgeted about $4,500 for 

Ms. Dornfeld for 2023, at $140.00 an hour, for the preapplication review.

Supervisor Sofranko said that another thing he is looking into is creating a Gateway Workshop.  This would 

be an informal workshop meeting, before the submission of the application to the Planning Board.  The 

supervisor explained that you can bring in the Planning Board chair, the County Planning Board chair, the 

town planner, members of the public adjoining the proposed project, and have a sit down with them pointing 

out what the developer wants.  The developer gets to hear what the other people involved think about the 

project, there are no binding decisions being made.  The workshop is to open up a dialect before hysteria 

about the project starts.  Supervisor Sofranko said that he spoke to Patti Brooks about this idea when she 



TOWN OF OLIVE PLANNING BOARD MINUTES_(Workshop Session)
DATE: November 1, 2022
PAGE 4

was in the office and she said that a lot of towns do this and it works out great.  She said that it wasn’t just 

an advantage to the town it is also helpful to the developer and saves them money.  The preapplication 

workshop allows the developer to make adjustments before it is even submitted to the Planning Board for 

review. Supervisor Sofranko said that a process will need to be worked out for a preapplication workshop.  

Supervisor Sofranko and Drew Boggess briefly described the situation that came up in the Town of Hurley 

with the Dunkin’ Donuts project.  Ed Kahil said that the town code already addresses a preapplication 

process, Chairman Dibbell noted that this is at a Planning Board meeting.  Supervisor Sofranko said he is 

looking to do the workshop prior to it coming to the Planning Board.  Nick Burgher asked how the public 

would participate, Supervisor Sofranko said it would be by invitation only and limited to the adjoining 

property owners as they would be most affected.

Nick Burgher asked Supervisor Sofranko if there are any plans on having the zoning map digitized?  The 

response was that Heidi Emrich is working on this project, he presented a draft and said that there is a larger 

version of it in the Building Office.  Supervisor Sofranko said that he is looking for a lot of eyes to compare it 

to the original zoning map so that there are no errors before it is presented for official use.  

There was a brief discussion regarding affordable housing and the sizes of tiny houses, and accessory 

dwelling units.  Ed Kahil also asked if mobile home parks are being considered for affordable housing.  It 

hasn’t been talked about.  Supervisor Sofranko said he has been talking with other towns regarding RUPCO 

but they tend to do larger projects, and Hudson River Housing who tend to do smaller projects.

4.0 ADJOURNMENT

Chairman Dibbell made a motion to adjourn the workshop session at 7:05 pm, Ed Kahil seconded it, and all 

members agreed.  

5.0 CALL TO ORDER

Chairman Dibbell called the regular Meeting to order with the Pledge of Allegiance at 7:06 pm.  

6.0 ROLL CALL

PRESENT
Stephen Dibbell, Chairman

Ed Kahil

Nicholas Burgher

Paul Wright

Tim Peck, Vice-Chairman (arrived at 7:04)

Heidi Emrich (arrived at 7:25)

John Ingram

ABSENT
Don DiMartini

7.0 MINUTES

Chairman Dibbell asked if there were any corrections or comments regarding the October 4, 2022 minutes.  

The only correction was noted by Chairman Dibbell, he pointed out on Page 1, under 4.0 Regular Meeting, 

the third line down has the sentence ending with “site plan/special use projects.”  Instead of a period, the 

sentence should continue with a comma and include “as well as the other applications.”   Nick Burgher made 

a motion to accept the minutes of October 4, 2022 as amended, Tim Peck seconded the motion and all 

members agreed.   

Paul Wright asked that a copy of the agenda and minutes be included with the member packets prior to the 

meeting.  The recording secretary, Janelle Perry, said that she will do that moving forward.
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8.0 SITE PLAN

SP3-22 M. Mainieri/AVE Electric, 3144 Route 28, Shokan, NY: Electrical contracting office and 
storage   

Present at the meeting is Michael Mainieri.  He presented the requested sketch showing the aerial view 

showing the part of the property that he is leasing.  He also presented a copy of his proposed sign.  A 

discussion followed.

Tim Peck made a motion to grant approval of the site plan, SP3-22 of Michael Mainieri/AVE Electric, Ed Kahil 

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 was absent, Nick Burgher voted in favor, Tim Peck voted in favor, Paul 

Wright voted in favor, and Don DiMartini was absent.   Chairman Dibbell completed the Resolution.

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

Present at the meeting Victoria and Giovannie Camerati.  Planning Board reviewed additional material.  There 

was discussion if the accessory building had required a building permit.  John Ingram, Code Enforcement 

Officer, would like to take a closer look at the building.  The applicants are advised to draw the parking areas 

on the sketch.  Heidi Emrich asked that the setbacks be correctly noted on the application.  They scheduled a 

public hearing for December 6, 2022 at 7:10 pm. 

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

Present at the meeting is Hugh Cummings.  Provided update that he is in the process of getting the water test 

in order to get the Health Department approval.

Chairman Dibbell pointed out that the amended narrative that has been presented is now including events to 

be held in the field.  The Planning Board advised Mr. Cummings that this change would require a new public 

hearing, they recommended that he remove that from the narrative and continue with his application as it was 

originally presented.  This would allow him to get quicker approval of his site plan request and allow him to 

start operating.  He can come back to the Planning Board at a later date to amend his site plan and ask to 

allow events on the property.  Hugh Cummings has to wait until he has received his Health Department 

approval to come back for final Planning Board approval of his site plan.

9.0 OLD BUSINESS

21-Sub-10 Ashokan Foundation, 477 Beaverkill Road & NYS Route 28A, Olivebridge, NY  12461:  
Lot Line Revision Request – Conveyance of Turnwood Covered Bridge and covered bridge 
property.  Represented by Brooks and Brooks Land Surveyors. CORRECTED MAPS (correcting spelling errors) 

BEING PRESENTED FOR SIGNATURE AND SEAL.

Patti Brooks was present with the new maps and she pointed out that the correction isn’t a spelling error, she 

explained that they had put the name as New York City and they wanted it to say City of New York.

Ed Kahil noted that the property owners have not signed the new maps.  The Planning Board told Mrs. Brooks 

that they are not able to sign and seal the maps without the proper signatures.  Patti Brooks will get the 

necessary signatures on the maps and will come back to the board for finalization.

Patti Brooks was asked about the Brown Road subdivision that they were working on.  She reported that her 

firm is no longer working on that project.
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10.0 REGULAR MEETING

John Barringer was present at the meeting, not on the agenda.  He was there to familiarize himself with the 

process and ask a few questions.  He explained that he and his sister have inherited their father’s property 

and the intent is to subdivide the parcel into two properties.  The Planning Board advised him on the 

procedure.

Also present at the meeting, not on the agenda, is Bob Albrecht regarding, the site plan application, SP2-22 

Arbor Art, 2914 Route 28, Shokan, NY:  Commercial Tree Service.

Mr. Albrecht presented a copy of his survey map with the parking area shown that Arbor Art will be using for 

their equipment.  He also presented the addressed stamped envelopes and application fee of $75.00.   The 

Planning Board felt that they have enough information to move forward with a public hearing.  The public 

hearing is scheduled for December 6, 2022 at 7:30 pm.  The Planning Board advised Mr. Albrecht that the 

owner of Arbor Art should attend the public hearing.

Janelle Perry reported that Debra Romano had emailed the Planning Board withdrawing her site plan 

application, SP5-22 for a six-bay horse barn.  The Planning Board acknowledged her request and will close 

out her application.

Chairman Dibbell gave an update on 22-Sub-2 Simon Strauss Open Development, 45 Indian Trail Road, 

Shokan 12481: 2-Lot Subdivision and Lot Line Adjustments.  Chairman Dibbell explained that the original 

decision was to proceed with engineering review of the C. T. Male estimate came in at $1,500 or less.  The 

estimate did come in higher, at $2,500, and Simon Strauss decided to pay the higher fee.  He explained that 
C. T. Male has reviewed the material and requested more details on the storm water plan, it seems that there 

were no calculations done when Brinnier and Larios drew up the plan.   Simon Strauss has asked his 

engineers to provide a more in-depth report.  The application will not proceed until the material has been 

provided and C. T. Male has a chance to review it and submit their report.  Brief discussion was held on the 

possible land swap that was proposed to Mr. Strauss with his neighbor.

John Ingram reported that work has begun on the new Boiceville Fire House but there are some delays 

because the steel company has issues and they are now looking at January for delivery of the building.  The 

rest of the site work will be finished before winter comes.

John Ingram, Code Enforcement Officer, also reported that there is a property on Kelder Highway that has 

been cited for a lot of junk and there has been a trial on this case.  He believes that this may go to the 

Supreme Court because the owner is pleading that he isn’t guilty and the courts are determining he is and 

fines will be placed on him.  Mr. Ingram said that the Supreme Court decision could require that clean up of 

the property be done by an outside agency and billed to the property owner.  John Ingram said that there is 

also another property in town on Fisher Road with junk cars that may also go to the Supreme Court if the 

cars aren’t removed.  He said that Mr. Hummel has been made aware of what actions might have to be 

taken.  Ed Kahil asked if there has been anything more to complete the issue with the Lane property.  John 

Ingram said that this is still unresolved and now Maurice Lane has passed away and it falls to his estate to 

clear up the matter.

11.0 AGENDA

The board set the agenda for the next meeting, scheduled for December 6, 2022.  The Planning Board has 

scheduled public hearings on site plan, SP4-22 of V. Camerati Hair Salon, and SP2-22 of Arbor Art.  If the 

Sanctuary Cottages LLC and Simon Strauss have the required material ready in time they will also be on the 

December 6, 2022 agenda.
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12.0 ADJOURNMENT

Paul Wright made a motion to adjourn the meeting at 8:40 pm, Nick Burgher seconded it, and all members 

agreed.  

      Sincerely,    

 

      Janelle Perry, Planning Board Clerk


