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Minutes for Tuesday, August 25, 2026


SALUTE TO THE FLAG 
7:00pm	Chairman Ernie VanDeMark called the meeting to order and led those present in the Pledge of Allegiance	 

ROLL CALL: Richard Dmytry, Nathaniel Baum, Darlene Eisenhardt, Ernie VanDeMark, Richard Gorres, Joseph LaFiandra, Eric Merritt 

ALSO PRESENT: Town Engineer, Patrick Hines MHE Engineering

NEW BUSINESS: 

· [bookmark: _Hlk239074773]Rikako Wakabayashi (Storywood LLC) of 269 Fosler Rd   (SBL: 102.1-7-11.121)  
Proposing: Nature Family Resort 
	Present: Rikako Wakabayshi and her civil engineer Andrew Willingham
-Preapproved site 20 years ago for different use so 2 wells are drilled already and proposed septic in same spot.
-Changed layout to have main building away from the street and neighbors to limit noise. 
-Motion for intent to serve as Lead Agency for SEQRA review.
-Engineering comments: easements (4) be sent over to the PB attorney, NYSDEC permit for encroachment in wetland boundaries requested, Fire Department comments requested, Health Department & NYSDEC approval for sanitary sewer disposal system required, Sanitary Sewer Design Report requested, Water System Design Report requested, SWPPP requested for review, request dimensions of all proposed roadways with details of internal roadways, provide finished floor elevations, Highway Superintendent’s sign off required on access road location, identify septic tank size on plans
	-DEC Wetland Validation Map provided

·  Sainthan Corporation of 2080 Route 32  (SBL: 101.1-2-7)
Proposing: Expansion of current building 
Present: Patti Brooks and civil engineer Andrew Willingham
-Motion for intent to serve as Lead Agency for SEQRA review.
-Engineering comments: NYSDOT approval requested for access points, Ulster County Health Department approval for sewer disposal system required, Building Department gate keeper letter requested, grading plan should be provided, finish floor elevations required, County Planning Department review required once detailed plans are provided.

· KARC Planning Consultants (Mohegan Ave Corporation) of Camp Sunset Rd  *SBL: 101.2-2-12.92) 	[CONCEPTUAL]
Proposing: Mobile Home Park 
Present: Natalie Quinn from KARC Planning Consultants Inc. and project manager Jozlyn Young
	-Vacant property (No number)
	-95 acre  lot containing wetlands and Central Hudson utility lines
-87 mobile home park proposed…75 double wide units and 12 single wide units, 2 to 3 selections of models to choose from to keep uniformity 
-Amenities on site include a pool, walking path areas and park (playground) areas 
-Onsite manager 24/7 and a community dedicated maintenance person on site
-Engineering comments: Building inspector gate keeper letter required, Long Environmental Assessment Form requested 

APPROVAL OF MINUTES:  July 28, 2026    Tabled until the next meeting      RG/EV/DE/aye

VOUCHERS:         Thirteen (13)  
	$250.00	Drake Loeb PLLC (Brune)					RG/EV/aye
	$172.80	MHE Engineering (Brune)					EV/RD/aye
	$283.05	MHE Engineering (Morano)					EV/RD/aye
	$85.20		MHE Engineering (Newburgh Fuel Distributor)		RG/EV/aye 	
	$304.35	MHE Engineering (Zelenak)					RG/DE/aye
	$62.50		Drake Loeb PLLC (Zelenak)					RG/EV/aye
	$410.85	MHE Engineering (Richman-NGPR)				EV/DE/aye
	$42.60		MHE Engineering (Workshop Storage-NPRS)		EV/DE/aye	
	$641.35	MHE Engineering (Wakabayshi-Storywood LLC)		RG/DE/aye
	$319.40	MHE Engineering (Bishop)					RG/EV/aye 
$437.50	Drake Loeb PLLC (Minard Farms)				TABLED
$62.50		Drake Loeb PLLC (Minard Farms)				TABLED
$482.25	MHE Engineering (The Ridge Yard)				TABLED

ADJOURNMENT: 	7:57pm							DE/RG/aye





E. VanDeMark
Okay, roll call. Darlene is here.

D. Eisenhardt
Here.

E. VanDeMark
Nate?

N. Baum
Here.

E. VanDeMark
Rich Dmytry?

R. Dmytry
Here.

E. VanDeMark
Rich Gorres?

R. Gorres
Here.

E. VanDeMark
Joe Lafiandra?

J. LaFiandra
Here.

E. VanDeMark
And Eric Merritt?

E. Merritt
Here.
  
E. VanDeMark
And our engineer is present. Okay, we'll move approval of the minutes from July 28th to the end of the meeting. We have no public hearing tonight.
Under new business, we have Rikako Wakabayashi. How did I do on that?
Rikako Wakabayashi (Storywood LLC) of 269 Fosler Rd
R. Wakabayashi
You can call me Rika.

E. VanDeMark
Okay. All right, come on up.

R. Wakabayashi
I'm Rika. And I was here back in April for the conceptual meeting. And since then, we bought the land, and we now have a design that's a little bit more developed. So, I'm here to present this resort project.
It's a 14-unit nature-based family resort, and it's in the zoning district of RR-1.5. So, we're here to seek a special use permit to create a resort. 
So, we have a total of 12 structures. So, we have one main clubhouse, and this is going to have an indoor playground, a fixed space, and back of house programs like bathrooms, laundry, a warm-in kitchen, and some office areas. And we will have 11 structures, and that's going to have 14 units.
And these are made up of one-bedroom and two-bedroom units. And outdoors, we are proposing a mix of active and passive recreational areas, like the playground, some fire pits, hammock area, hiking path, and some seasonal activities. It's going to be a nature-based family resort.
So, we envision this project to be a quiet retreat designed specifically for families with young kids. And it's a place for people to come, slow down, reconnect, you know, explore the nature of play. You know, kids can be engaged in play, but parents can sit back and relax.
So that's what I have. And this our engineer. This is Andy.

A. Willingham
Andy Willingham like Willingham the town.
All right, just a little bit about the site. This site, you may know, was approved as a separate development 20 years ago, where I actually – I worked for David Clouser who reviewed it for this board, that project. So, they actually – they did the whole design.
They had the septic proposed in the same spot. They drilled wells. They put in – they roughed in the road.
But it was all kind of already designed. So, I did a little bit of a head start on this. But essentially, we didn't do a full design.
We did about like 50 percent because we wanted to come to the board and get some initial comments in case we had to move some things around. We didn't want to do the full design, so we know we have to do a full SWPPP, stormwater report, all the stormwater calculations. We did do the soil testing in this area.

It's good soil here, so we know we're in good shape there. The well already exists. That was tested 20 years ago, and it was a good well.
So essentially, we know it all works, but we wanted to get some preliminary comments from the board before we really get into the full design.

R. Dmytry
With that well that you have existing on the property, how many gallons a minute?

A. Willingham
I knew somebody was going to ask me that.

R. Wakabayashi
That's like 16.

R. Dmytry
That's enough to...

R. Wakabayashi
16 to 20, I think.

A. Willingham
Yeah, that's definitely enough.

P. Hines
So, there's two wells, I believe, right?

A. Willingham
Yeah, there's two wells. So, if you do a residential, you need a backup well.
So, they drilled two wells. This doesn't need a backup well. So, we'll probably just use the well next to the building.

R. Gorres
That was 20 years ago. I was here. How many apartments was it approved for back then?
Because it was based on the density of the property.

R. Wakabayashi
It was 15 units.

J. LaFiandra
I noticed you changed the layout. So why was that?
R. Wakabayashi
So we changed the orientation of the clubhouse to be away from the neighbor and face Northeast so that this is the main area we're not facing. Before we were trying to optimize for sunlight, but I think it's more important to be away from the neighbor, away from the street, and be just like a private area for this result.

D. Eisenhardt
If I remember correctly, when you were here back in April, you had a neighbor that was down a little bit lower, and that's when we were talking about possibly moving that a different way so as not to interact with them, right?

R. Wakabayashi
This is a vacant lot. This neighbor was here. But this is more than 500 feet.
So, we are not concerned about noise in any way. And then we also previously – our pathway, our roadway was going all the way around, but we tried to do it this way so that we're not disturbing this area and keep all the trees in this area.

D. Eisenhardt
So that's going to be two-way traffic?

R. Wakabayashi
This is going to be two-way traffic.
And we have a turnaround for fire trucks.

D. Eisenhardt
Okay.

R. Wakabayashi
So, we really wanted to just preserve this area just as a buffer zone, away from the neighbor.

D. Eisenhardt
Limit the noise with that, yeah.

J. LaFiandra
I also noticed in your application package there were three filed easements.

R. Wakabayashi
It's four.

J. LaFiandra
Okay.

R. Wakabayashi
Should I talk about them?

J. LaFiandra
I'm curious as to whom they benefit and how it affects.

R. Wakabayashi
That's a good question that I also have.

J. LaFiandra
Oh, okay.

R. Wakabayashi
But anyway, one is a wellhead easement. So, there's 200 feet of easement from these two wells, and that's because the previous project was a residential development. That's one.
Second one is the access agreement to this neighbor to the South. So, I believe the first 100 feet, they can also access to use.
There's a septic reserve easement on this side, also at this neighbor. So, I believe that's from a long, long time ago, and it's not used in any way.
So, it's just a reserve. It's all wooded here. And then the last easement is the open space conservation easement.
And that's the one I don't fully understand, but I believe it's for the 15-unit townhouse project, in that they wanted to preserve area for the residents of that townhouse project.

P. Hines
It was probably required for the cluster subdivision.

E. VanDeMark
Are there any plans for any outdoor music or entertainment?

R. Wakabayashi
We don't have any.

E. VanDeMark
No?



R. Wakabayashi
We do have a small fixed space room inside this clubhouse, and that's where we will usually have any kind of parties, like birthday parties or events.

E. VanDeMark
Okay.

R. Gorres
I got questions on the land use and permitting information.

P. Hines
You have the comments, right?

R. Wakabayashi
We have the comments.

P. Hines
Our first comment is that I believe it's in a position that the board declare itself its intent to lead agency, and we can circulate the lead agency to the interested and involved agencies.
I had a couple of comments on the EAF that I'll work out with Mr. Willingham to finalize, and then we'll be in a position that once the board declares that, my office will do the lead agency circulation to begin the SEQR process. We were recommending that the easements that were just discussed be shown on the plans, especially the conservation easement, to make sure they're not impacting that or if that somehow needed to be changed. 

A. Willingham
So, we submitted Patti Brooks survey, which I believe should have all that on there.

P. Hines
Those went to Dominic Cordisco, the planning board attorney as well, I believe. Okay.

A. Willingham
Let us know if you need anything else. And you submitted the actual easement documents?

R. Wakabayashi
Yes, I did, yeah.




P. Hines
A wetland validation map from the DEC will need to be provided, updated. A DEC permit will be needed. There's encroachment into the buffers in some locations, especially the access road grading improvements.

R. Wakabayashi
Sorry, I'm sorry. Number two, is there anything we need to do on that end?

P. Hines
No, I think we received those after the comment.
I think you had sent us copies of all the easements.
So those are at the planning board attorney's office for review.
The jurisdictional fire department, they'll be included in the SEQR lead agency as well, but we're going to need comments from those. And we also want to make sure that the fire access roads, the internal roadways are 20 feet wide now, or?

A. Willingham
They were less.

P. Hines
I think the fire access road needs to be 20.

A. Willingham
So our plan is to have 16 foot of gravel, and then we're trying to make it a little more aesthetic, to have gravel underneath and be drivable.

P. Hines
So we'll need to have the code enforcement officer weigh in on that as well in the jurisdictional fire department.

A. Willingham
Okay. Is that something that the board handles?

P. Hines
You typically submit that.
Coordinate with that. A sanitary sewer report will be needed, have a health department approval for that, as well as DEC SPEDS permit as well, because it's greater than 1,000. A stormwater pollution prevention plan will need to be developed for the site.

To mention all the proposed roadways, that was the intent of that comment regarding the internal roadways and the fire service access. We're looking for the highway superintendent to weigh in on the access point on Cotter Road for the checks and balances, just to show that he's okay with that, he can show the site distances.

R. Gorres
I have a question about that, because I think they approved it, the town approved it before where it is. Do we need to revalidate that?

P. Hines
Yeah, this is a new plan, it's a whole different use. It was, at that time, a townhouse kind of use. This is different.
I have a comment on the septic. Obviously, you'll have a design report done for that. I think it needs to be dosed.
I think there's a pump station that'll be shown there. I'll show how that works. Just a comment on venting of that pump station, too, as well.
You don't want to be going through the roof or something. Just be aware that that might be the worst cabin on the site, if you don't do that. Finished floor elevations on the structures for the grading plan.
I don't know if they're all going to sit at grade, or if they're up on.

R. Wakabayashi
We'll provide those. We have one ADA unit, so it'll be level with the ground. The rest will be somewhat higher.

P. Hines
There's a section of the code 110-46, and just if the narrative can hit all of those on a future submission.

R. Wakabayashi
I'll provide that.

P. Hines
Inverts on all existing drainage. There's existing drainage at the driveway there. Any signage to be proposed should be provided.
Any lighting proposed should be provided. Any landscaping proposed should be provided. That's where we're at with this preliminary review.
There's a lot more technical detail they think they'll move forward on once they feel confident the board's okay with the plan.

R. Wakabayashi
For the fire department comments, is that something the board contacts them, or do we submit that to the fire department?

P. Hines
I think Andy's office will submit that to the fire department. They're going to get it with the SEQR, too. I'll include them in the SEQR.
But I just want to make sure that is discussed at any time. 

A. Willingham
And highway superintendent will handle that.
And then you said code enforcement, too?

P. Hines
I just want them to weigh in on the fact that you're providing the 20-foot fire access road, utilizing the shoulders. I want to make sure that they determine that that meets the fire access code.
The fire department turnaround is in front of this cabin here. Is that the intent there?

R. Wakabayashi
Yes.

A. Willingham
That's the plan.

P. Hines
So, that's what we have. The board could declare its intent for lead agency to start the SEQR review process.

R. Gorres
make a motion we accept the lead agency for this project.

E. VanDeMark
I'll second it. On the vote?

ALL
Aye.

R. Wakabayashi
Is there any comments on the layout or anything else?

J. LaFiandra
I just noticed on the layout, some of the units are duplex.

R. Wakabayashi
Yes, that's right.

J. LaFiandra
That's your discretion to do that.

D. Eisenhardt
One thing, you're having one ADA unit, so how many parking spaces will you be having for that one?

R. Wakabayashi
One parking space for that ADA unit. We'll have one for the clubhouse and one for the unit.

N. Baum
Are you doing a playground structure, as this indicates, or is it just an area to play in front of the clubhouse?

R. Wakabayashi
Playground structures.

N. Baum
Okay, you're doing structures.

R. Wakabayashi
We don't have it designed yet, but yes, outdoor playground. Thank you so much.

P. Hines
I'll provide you a markup. I'll provide you a markup on that Andy. I'll give you the markup on that.

Sainthan Corporation of 2080 Route 32  

E. VanDeMark
Okay, Sainthan Corp is next.



R. Gorres
I do have a question.
When he was approved for this project before, was it? It was more than 1,300 square feet. Didn't he do, like, 3,000 square feet last time?

P. Brooks
He was going to be putting an addition on, and he was only allowed to open the existing store.

D. Eisenhardt
Right. He was going to wait a year.

E. VanDeMark
He was going to take a piece off and box that in and make it…

D. Eisenhardt
He wanted to wait a year to see how the business went and then he was putting the addition on.

P. Brooks
Yep. And now, he sees he needs a bigger addition.

D. Eisenhardt
Oh, yeah, he's busy. 

P. Brooks
So, he's very busy there. He wanted to operate for a year, see what was going to happen, and then come back in front of the board.
So, now we are back in front of the board.
And we have Pat's comments, if you want to run through them. I know it's pretty much going to be the same as your past one. 

P. Hines
So, it is a proposed 5,184 square feet. building proposed where there's a 1,350 building today. It was previously before the board for a smaller addition, which we just discussed.
DOT approval for the access points will be required. That will need a DOT review. Ulster County Health Department approval for the increased sewer system.
There may be a new sewer system required. I'm not sure what's there right now. It's kind of questionable, I think.

P. Brooks
It is kind of questionable.

P. Hines
Yeah. So, that will need to be reviewed by the health department. It’ll need to go to county planning.
Once more detailed plans are developed, as it's on the state highway. The building inspector gatekeeper letter. I don't know if we got that.

P. Brooks
We have not gotten a gatekeeper letter. So, I will reach out to them and get one.

P. Hines
Check and see if we can get that. Also, while you do that, there's an 18-foot-wide access point here.
So, make sure that they're okay with that as part of the fire access road, because it is a one-way circulating around the building. Yes.

P. Brooks
Yeah. Originally, on this side, we have 20; 20
But we would have to take those trees down. So, I was trying not to take those trees down.

P. Hines
So, let's make sure that the code enforcement officer is okay with that. There is proposed sidewalks along the frontage. It's consistent with the BD-40 sidewalk district. The grading plan has finished floor elevations on there. Figuring out, to calculate the limits of disturbance. Dimensions of the width of the driveway and dumpster enclosure as well. Make sure that doesn’t narrow it down either. Again this is a concept plan so we're looking for future detailed plans once the concept is approved. The EAF identified that it's in the vicinity of a remediation site at question 20.
And I did note that there appears to be monitoring wells on the site.

P. Brooks
Yeah. This was a gas station where Sicario's Auto Group Inc is now, and that was well-built.

P. Hines
Yeah. So, we'll get that information from the DEC, a lead agency. Question 12 on the EAF did identify a potential national and state register of historic places.
So, we will include SHPO in the lead agency circulation.

P. Brooks
Which I believe we did last time, I think. And I probably have all of this documentation to give you. 
It's up the street, and then up 32, and down 44/55. The property that wraps around.

P. Hines
The EAF shows 0.2 acres of disturbance. I think it might be more than that.

E. VanDeMark
Yeah, I think so.

P. Hines
Once we get a grading plan, that'll be calculated, and we'll figure that out. Any disturbance greater than an acre will require coverage under the DEC stormwater, and a SWPPP will need to be provided. We are suggesting that the planning board can declare its intent for lead agency and circulate that to the interested and involved agencies.
I think it would be appropriate for the board to declare their intent for lead agency.

R. Gorres
I move that we declare our intent for lead agency for the Sainthan Corp site plan.

D. Eisenhardt
Second.

E. VanDeMark
On a vote?

D. Eisenhardt
Aye.

E. VanDeMark
Passed.

P. Brooks
So, do you need that additional information on the SEQR before the notice of intent was circulated?

D. Eisenhardt
No.

P. Brooks
So, we'll circulate that to DOT.
P. Hines
I'm just trying to. I'm calling it DOT.

P. Hines
No, it's the SHPO.

P. Brooks
Oh, okay. Right here. New York State Department of Transportation, New York State Health Department, New York State Parks Recreation and Historic Preservation and Ulster County Planning.

E. VanDeMark
Okay, next up is KARC Planning Consultants for Camp Sunset Road. And this is a conceptual.

N. Quinn
Yes.
So, I'm Natalie Quinn with K-A-R-C, but everybody calls it KARC.

[D. Eisenhardt]
Sounds like a radio station.

[N. Quinn]
Yeah. It's the owner's initials of her family.

[D. Eisenhardt]
Oh, okay.

N. Quinn
My name's Natalie Quinn, and this is Jozlyn Young.
So, this is first time presenting to the board. This is the concept plan. We have been kind of working with Bill, the building inspector, and having conversations trying to figure out what sections of the code apply, but this is our first submission to you all.
So, the project site is unnumbered because it's currently vacant, so it's on Camp Sunset Road and Plattekill-Ardonia Road. And so, Lake Sunset is kind of in one of the upper corners with Black Creek kind of running down through it and North.

P. Hines
Plattekill-Ardonia Road's a ways away, though, right?

N. Quinn
It's the nearest.
It's over here, but it's the nearest kind of cross to it, right?
So, as you can see it is a large site, 95 acres, but as you can see, there's a lot of constraints on the site, right, due to there's wetlands. So, we did get a positive parcel JD from DEC back in January. We had our ecological consultant get on site and delineate the wetlands.
We haven't submitted the delineation yet to DEC for confirmation, but Mike Nowicki got out here and did the delineation. So, as you can see, we're kind of working around both the wetlands and the buffer, and then the other major constraint on the site is there's the Central Hudson utility lines kind of run through the site, so we do have this utility easement here as well, and we'll talk about what we're doing with them, working with them about allowing walking trails on that site. So, kind of working around pretty extensive constraints to keep any of the development away from the environmental areas, and what's being proposed is an 87-unit manufactured community or mobile home park, I think is what your code refers to it as.
Like I said, I think we've been working with the zoning officer. This is in the RR-1.5 zone, so we know that Chapter 68 regulates mobile home parks, and then there's also some categories in 110-34 that we think regulate, so that's what we've been back and forth with the building inspector trying to figure out. There's some contradiction between these languages of which one governs, so as soon as we could get to official zoning review is kind of what we're trying to get close to make sure that this is zoning compliant. We want the project to be fully zoning compliant. The lots right now are all the minimum 8,500 square feet at the smallest, right, which is what we believe.
They have the minimum front yard setback of 20 feet, rear of 30, 15 feet on either side of each structure, plus 50 feet between each structure, so each structure is separated 50 feet apart. Let me see, what else? It's a mixture.
I mean, they want to make this... It's obviously they're trying to do a lot of amenity space in here, so they want to make it a really nice community, so they're doing mostly double-wide, setting up most of the lots for double-wide modular homes, which are the 24 by 60 feet, and there's just, I think, that is 75 of the lots, and then 12 of the lots are set up for single-wide. They will have...
The management structure will be... There will be a selection of kind of two or three models that they can choose from to kind of keep some uniformity within the community, so when there's a buyer coming into the facility to buy their modular home, they'll kind of have a selection to choose from the management company to have placed on the site. Amenities on the site include...
These are, again, all conceptual, so interested to hear what the board may think, but pool, each space has park areas that we plan to do kind of playground equipment. Like I said, we're doing... Trying to provide access to kind of the environmental areas by doing walking trails, like so low-impact kind of walking trails, working with Central Hudson to get their approval to do, help them, basically training them, we'll maintain walking paths and keep some of the brush low if we're allowed to kind of have access for walking paths, passive recreation within those spaces.
We also have a dog park on-site. There will be on-site management. There'll be an on-site manager 24/7, and then there'll be a community-dedicated maintenance facilities person dedicated to the site as well.
We have been in conversations with DEC about whether there's a discharge location that's possible here and wastewater treatment plant. We have not gotten their response for effluent alignments or anything like that, so right now the site is actually designed with community septic, so there's kind of... We call it...
You know, there's two different segments because of the wetlands, so there's a wastewater treatment building on the west and the east side, and then each side has their own treatment areas as well. I think that's... I mean, that is kind of the general concept.
We understand the board can't really take any action. I think what we're trying to get is general feedback from the planning board and what's the process for getting kind of an official zoning review so we can start making sure we're complying with all the zoning regulations.

J. LaFiandra
You said you're going to have wastewater treatment and subsurface disposal?

N. Quinn
Yes.

J. LaFiandra
And you're also going to have water treatment, water supply?

N. Quinn
Wells, yes.

J. LaFiandra
Wells?

N. Quinn
Wells on site, yes.

J. LaFiandra
But it's going to be a communal source, right?

N. Quinn
Yes, correct.

J. LaFiandra
Who's going to maintain, operate, maintain these water and wastewater systems?

N. Quinn
The buyer, the developer, is going to be the management company as well. So, I did have... We didn't put this in our submission.
But this will be in our formal submission, is he did a whole write-up on the maintenance, the maintenance ownership model and everything like that in terms of how the facility will be run, maintained and managed. 

J. LaFiandra
And so that's the property owner?

N. Quinn
The purchaser. So right now, they're contract vendee, right? They're in process of purchasing.

J. LaFiandra
Is that the LLC from Brooklyn?

N. Quinn
Yes, that is correct. Mohegan is the current owner and they're looking to purchase it from them. 

R. Gorres
Question. Maybe I'm not seeing it. Is there going to be a clubhouse on site for everybody trying to get together?

N. Quinn
You know, I think if that's a desire, I think we could definitely find that space. I think that's within the management. The management team, if that's permitted, would like to do some kind of community facility maybe by the pool, an area to have that communal space.

R. Gorres
Yeah, there are more than one parks in the area that have those, so...

N. Quinn
We would like to... Again, I couldn't really find the language in the code about whether that structure is permitted, but I think they would like to have one or two of those spaces available for the community.

D. Eisenhardt
And this can be mixed age, right? It's not strictly 55 plus or anything like that?

N. Quinn
No, yeah, absolutely. Intended for family that were kind of doing dog parks, playgrounds, aspects like that. I mean, their real model is about kind of...
Obviously, it's a profitable development opportunity for them, but they're looking at creating affordable housing, right? They manage, I think, over 200 units throughout the Hudson Valley of rental, and they have great relationships with a lot of their tenants and, like, are you thinking about buying? And nobody can buy a single-family home at over $400,000.
So, the units, and we can put this in the management thing, I think they're looking at, like, $180,000 to $200,000 is what it would be to kind of purchase this. 

D. Eisenhardt
And they would be purchased, not rentals.

N. Quinn
You purchased the mobile home. 

D. Eisenhardt
Right, but they're not going to have somebody rent it.

N. Baum
You might end up with rental units at some point, or is it strictly tenant-owned?

N. Quinn
Yeah, he wants to have purchase.

D. Eisenhardt
Okay.

N. Quinn
Yeah that’ll come through in the management letter. I think it plays into kind of the community aspect and the maintenance and the... that he's trying to create here.

D. Eisenhardt
And what is the space between each one? You said 50 feet?

N. Quinn
50 feet between each structure.

D. Eisenhardt
Yeah, and I know with the high-tension wires, because I have them in my backyard, you can't build anything within 50 feet of those high-tension wires.
Anything permanent. So, the walking path, I don't believe, will be a problem. You just can't put a permanent structure over there.

N. Quinn
Oh, and I didn't talk about parking. So, we have some models kind of shown where it's intended to have two spaces on each lot, and then 22 guest spaces in kind of little areas throughout the site. But each lot will have, and when the plan gets developed further, we can show that. I think we had some examples of how they would be placed on the lots as a typical...

E. VanDeMark
Those would be all blacktop, I would imagine.

N. Quinn
I mean, blacktop or gravel, it depends. In terms of coverage, I think we could... If the board had a preference.
Is blacktop preferred to have them like paved?

E. VanDeMark
I would think so.

N. Quinn
Roadways are 30 feet. I don't know if you were able to see that. So, roadways are 30 feet. The building inspector did let us know no hammerhead or no dead end, so everything is either kind of hammerhead for the turnaround, or we just tried to make it loop able. I mean, we did... I guess this is a section of the code we would love to avoid crossing the wetland, if we could.
But there was a section of the code that made it seem like there has to be two entrances and exits that are connected. So, I think that was one point of the code that we were looking for clarification on.

P. Hines
So that's an emergency access in between there? I noticed it's narrower.

N. Quinn
Proposed connector road. I don't think it's intended to be emergency only.
It's intended to be circulation.


P. Hines
It doesn't look wide enough to be two-way.

N. Quinn
I’ll have them confirm the width there. Well, I heard you saying 20 feet was everywhere else. So, it is 30, so it might have been necked down to 20. 30 everywhere else, but it might have been necked down... Oh, 30 for a two-way?

P. Hines
No, 20 is the minimum fire access road.

N. Quinn
Okay. The engineers probably necked it down there to try to reduce the disturbance to the wetland by as much as possible. 

R. Gorres
Do you think they're going to allow that?

P. Hines
In the buffer? They may. It has to be, you know, if it's part of the code for fire code, they have a reason to have it there.

N. Baum
How did you calculate how many homes would fit in this?

N. Quinn
I think what we heard from our initial conversations is that we just had to meet the minimum of 8,500 square feet per mobile home lot. So, we subtracted all the environmentally sensitive lands, the easement lands, anything that was encumbered from that. And, I mean, it was basically on what could we do in a reasonable layout where you could actually have road access to everything.

N. Baum
I think you have to do a conservation subdivision to identify density for this, I believe.

N. Quinn
But it's not a subdivision.



N. Baum
Cluster. You need to cluster to see the density, I believe, for how many homes you could actually fit into a community.

N. Quinn
We did. That's one of the main things we were trying to seek guidance on. And we heard that the minimum was that you must have the 8,500 square feet for each lot.
I mean, that's, again, that's the part of the code that we would...

N. Baum
And you subtracted all non-usable area from your calculations.

N. Quinn
Exactly.
I mean, because we subtracted so much area and we weren't counting that, we could do that calculation. I think I just need to understand exactly what the code requirement is.

N. Baum
And is there forever green space required in this type of calculation then for a cluster subdivision to utilize?

P. Hines
I think by default they're going to have pretty extensive wetland areas and buffers.

N. Baum
I didn't think you could use that in...

P. Hines
We'll have to take a look at that. This is the concept so we didn’t deep dive into this.

N. Quinn
We did have open space requirements, so that is kind of calculated in terms of the common areas and open spaces.

R. Gorres
And the property on the other side is a buffer too, right? That's... That's all wetlands.

J. Young
This is all wetlands.
And then the dark gray is the buffer.

P. Hines
One of the things I noticed lacking was any defined stormwater management facility on the site. So, you're maybe losing some area for that.

R. Gorres
What is this? Stormwater...

N. Quinn
Our engineers are LRC. They always do our SWPPPs and stuff, so I'm sure we'll get them to respond to that for sure.

P. Hines
And then I would suggest that any future submission, you have a long form, I don't know if you put it in a short form, but a long form will arrive at the Board with more information. I think there was 27 acres you guys heard, and it was identified.

N. Quinn
Okay. We'll get our same guy who did our wetlands delineation to get out there.

J. LaFiandra
My concern, though, is about the operation and maintenance of the water and wastewater facilities because I know sometimes municipalities get stuck holding a bag and having to take it over, and I don't want that to happen here. So, I don't know if the town has any provisions in the law.

P. Hines
Well, this is one lot, so there wouldn't be a transportation corporation which would default to the town. So, this is going to be under single ownership.
So, there wouldn't be that provision. So, the permit will be to the owner of the lot.
And the operation and maintenance responsibilities would be to that. So, if they were to walk away, the park would close. But if it was a subdivision and you had private on-site, then a transportation corporation would be formed, and those oftentimes default to the municipality.

N. Baum
How much area would you say is impacted by wetlands and slopes? It says N-A, or is it 49?

N. Quinn
I think our disturbance is 24 acres. The site is 90.

N. Baum
You're taking 20 out of the calculations as a whole. How much area is disturbed by wetlands and slopes? That's my question.
It says N-A up there or 49?

J. Young
49 is environmentally sensitive area.

N. Baum
Okay. That's a little over half. .

E. VanDeMark
Anybody else got anything?

R. Gorres
Nope.

D. Eisenhardt
So next is minutes and the vouchers.

E. VanDeMark
Not with the corrections added?

R. Gorres
Okay. So, we'll have to approve them within this meeting?

E. VanDeMark
We can do that.

R. Gorres
I make a motion we put off approving those minutes until the next meeting so we can get the proper document.

D. Eisenhardt
Second.

E. VanDeMark
Second.

R. Gorres
Aye.

ALL
Aye.

E. VanDeMark
Okay, tabled to the next meeting.
Okay, vouchers.

Vouchers: Thirteen (13)

N. Baum
All right. We have a voucher for Drake Loeb, PLLC for Minard Farms in the amount of $62.50. Now, they are low. They can carry this one.
Their balance is $375 but we're going to have to replenish for the following voucher.

E. VanDeMark
I'll make a motion we pay Drake Loeb, PLLC for work done on Minard Farms the amount of $62.50. 

R. Dmytry
Second. 

E. VanDeMark
On the vote. 

ALL
Aye.

D. Eisenhardt
Now, since they're low how much more work do we have for them? Should we replenish?

E. VanDeMark
We don't have enough to pay

N. Baum
The conservation easement

D. Eisenhardt
Yeah, the second one we can't pay because they only have $375 in there. So, this one we’re able to pay. So, do we need to Well, the amount is $437 and then minus the $62.50 they're $300 something dollars. So, if we give them another $500 that would bump them up to like $800.

E. VanDeMark
Second. On the vote.

ALL
Aye.

N. Baum
We have a voucher for MHE Engineering for work done on The Ridge Yard in the amount of $482.25. And we can't pay.

D. Eisenhardt
No, we can't pay it. There's not enough. They have $144.55 left. I'd say like $1,500 still.

R. Gorres
$2,000. I make a motion we increase The Ridge Yard escrow by $2,000

D. Eisenhardt
Second.

E. VanDeMark
On the vote.

ALL
Aye.

N. Baum
Voucher for MHE Engineering for work done on Bishop's 755 Route 4455 in the amount of $319.40 And we are good on that one.

R. Gorres
$319.40. And we're paying the guy right here?

D. Eisenhardt
Yeah

R. Gorres
I make a motion we pay MHE Engineering for work on Bishop's 755 Route 44/55 in Clintondale in the amount of $319.40. 

E. VanDeMark
Second. On the vote.

ALL
Aye.

N. Baum
They are under $200. Is that something we need to increase?

D. Eisenhardt
They just came to us so they're a new applicant so we should probably increase it.

R. Gorres
I make a motion we increase Bishop by $500 at this point. 

D. Eisenhardt
Second.

N. Baum
Should we go up $1,000?

E. VanDeMark
$500 is fine.

R. Gorres
Let’s make it $1,000 They still got a way to go.

D. Eisenhardt
What is the motion for?

N. Baum
$1,000

D. Eisenhardt
$1,000? Okay. Rich, are you making that motion?

R. Gorres
I made that motion.

N. Baum
I'll second it.

E. VanDeMark
On the vote.

ALL
Aye.

N. Baum
Voucher for MHE Engineering for work done on Wakabayashi on Fosler Road in the amount of $641.35.

R. Gorres
I make a motion we pay MHE Engineering for work on what Nate said.

D. Eisenhardt
just do Nature Family Resort. 

R. Gorres
Nature Family Resort. There we go.

D. Eisenhardt
Second.

E. VanDeMark
On the vote.

ALL
Aye.

N. Baum
Voucher for MHE Engineering for work done on workshop storage LLC in the amount of $42.60.

E. VanDeMark
Make a motion we pay MHE Engineering for work done on workshop storage, New Paltz Rescue Squad, the amount of $42.60.

D. Eisenhardt
Second.

E. VanDeMark
On the vote.

ALL
Aye.

N. Baum
Voucher for MHE Engineering for work done on Richmond in the amount of $410.85.

E. VanDeMark
I make a motion we pay MHE Engineering for work done on Richmond National Great Pyrenees Rescue, the amount of $410.85.

D. Eisenhardt
Second.

E. VanDeMark
On the vote.

ALL
Aye.

N. Baum
Voucher for MHE Engineering for work done on Zelenak in $304.35.

R. Gorres
I make a motion we pay MHE Engineering $304.35 for work done on Zelenak

E. VanDeMark
On the vote.

ALL
Aye.

N. Baum
Voucher for MHE Engineering for work done on Newburgh Fuel Distributor in the amount of $85.20.

R. Gorres
I make a motion we pay MHE Engineering for work done Newburgh Fuel Distributor in the amount of $85.20.

E. VanDeMark
Second. On the vote. 

ALL
Aye. 

N. Baum
Voucher for MHE Engineering for work done on Morano SD in the amount of $283.05. 

E. VanDeMark
I make a motion we pay MHE Engineering for work done on Morano in amount of $283.05. 

R. Dmytry
Second.

E. VanDeMark
On the vote.

ALL
Aye

N. Baum
Voucher for MHE Engineering for work done on Brune SD in the amount of $172.80.

E. VanDeMark
I make a motion we pay MHE Engineering the amount of $172.80 for work done on Brune.

R. Dmytry
I second it.

E. VanDeMark
On the vote.

ALL
Aye.

N. Baum
I think we'll need to replenish that unless they're almost done.
Should we increase that?

E. VanDeMark
We should increase them, yes. Probably $1,000. For Brune I don't know how much more they have to go.

R. Gorres
I make a motion we raise Brune by $1,000.

E. VanDeMark
Second. On the vote.

ALL
Aye.

N. Baum
Voucher for Drake Loeb PLLC for work on Zelenak in the amount of $62.50.

R. Gorres
I make a motion we pay Drake and Loeb $62.50 for work on Zelenak.

E. VanDeMark
Second. On the vote.

ALL
Aye.

E. VanDeMark
And that is it.

D. Eisenhardt
I make a motion we adjourn. I disregard that.

R. Gorres
Just a question on the Great Pyrenees thing
Did she bring a check for that?

D. Eisenhardt
She did and it's been paid and they will have the review done next week.

D. Eisenhardt
Hopefully, that's what they said.

P. Hines
I followed up with them today.

D. Eisenhardt
I make a motion we adjourn.

R. Gorres
Second.

D. Eisenhardt
On the vote.

ALL
Aye.
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TOWN OF PLATTEKILL   PLANNING BOARD   P.O BOX 45, MODENA, NY, 12548           Minutes for   Tuesday, August 25, 2026       SALUTE TO THE FLAG    7:00pm   Chairman Ernie   VanDeMark called the meeting to order and led those present in  the Pledge of Allegiance         ROLL CALL:   Richard Dmytry,  Nathaniel Baum,   Darlene Eisenhardt,  Ernie VanDeMark,   Richard Gorres, Joseph LaFiandra, Eri c Merritt      ALSO PRESENT:   Town Engineer, Patrick Hines MHE Engineering     NEW BUSINESS:         Rikako Wakabayashi (Storywood LLC) of 269 Fosler Rd   (SBL: 102.1 - 7 - 11.121)     Proposing: Nature Family Resort      Present: Rikako Wakabayshi and her civil  engineer   Andrew  Willingham   - Preapproved site 20 years ago  for different use  so  2  wells a re drilled  already  and  proposed septic in same spot.   - Changed layout to  have main building away from the street and neighbors to limit noise.    - Motion for intent to serve as Lead Agency for SEQRA review.   - Engineering comments :   easements (4)  be sent over to the PB attorney, NYSDEC permit  for encroachment in wetland bound aries requested, Fire Department comments requested,  Health Department & NYSDEC approval  for sanitary sewer disposal system required,  Sanita ry Sewer Design Report requested, Water  S ystem Design Report requested,   SWPPP requested for review ,  request   dimensions of all proposed roadways  with details  of internal roadways , provide finished floor elevations, Highway Superintendent’s sign  off required on access  road location, identify septic tank size on plans     - DEC Wetland Validation Map provided          Sainthan Corporation of 2080 Route 32  (SBL: 101.1 - 2 - 7)   Proposing: Expansion of current building    Present: Patti Brooks and civil e ngineer Andrew  Willingham   - Motion for intent to serve as Lead Agency for SEQRA review.   - Engineering comments:  NYSDOT approval requested for access points , Ulster County  Health Department approval for sewer disposal system required,  Building Department 

