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 TO A LACK O , THESE MINUTES HAVE BEEN FILED NOT ADOPTED AS APPROVED BY THE PLANNING BOARD  DUE F QUORUM

                 Town of Dover Planning Board 
Town of Dover 
126 East Duncan Hill Road 
Dover Plains, NY 12522                                                                                        (845) 832-3048 
 

 

 
Planning Board Meeting  

Monday  – October 5, 2009 
7:00PM 
  

 Co-CHAIR David Wylock 
 Member Barbara Kendall 
o                              Member John Fila 
 Member Brian Kelly 
 Member James Johnson 
 Member Valerie LaRobardier  
 Member Peter Muroski 
 

Also, in attendance representing the Planning Board were Planning Board Attorney 
Victoria Polidoro, Planner Ashley Ley and Engineer Joseph Berger. 

For the Applicants Curt Johnson for Camp Ramah, Rich Rennia for Keller 
Subdivision, Jim Muncey for Hayden Hall as well as other interested Members of the 
Public. 
 
Meeting Called to Order 
 
The regular monthly meeting of the Town of Dover Planning Board was called to order 
by Chair Wylock at 7:04 PM and began with the Pledge of Allegiance 

  
Public Hearings: 
   

A. SINGH DBL - 7160-00-001179 
Applicant: Baljit Singh --Plans Prepared by:  Jordan Valdina of Synergy Design Engineering 
Property located at 1827 Route 22, Wingdale 
Applicant in front of Planning Board for Site Plan approval  
After review of the short form EAF the following resolution was passed 
 
This Public Hearing was continued to November 16, 2009  
 
After review of the Short EAF the following resolution was passed 

 
RESOLUTION DETERMINING SIGNIFICANCE 

DBL GAS STATION SITE PLAN AND SPECIAL PERMIT 
 
October 05, 2009                                 Property Address: 1827 Route 22, Wingdale, New York 
 

WHEREAS, revised plans for site plan and special permit approval were submitted by Synergy Design, the 
engineer for the owner of property at 1827 Route 22, Wingdale, New York, tax parcel number 7160-00-001179 (the 
“site”) on May 13, 2009; and 



2009_10_05_PBM_FILED    Singh DBL, Camp Ramah, Keller, Hayden Hall, 
 Getaway Bond release 

 2

 
WHEREAS, the owner seeks to upgrade the existing fuel dispensers located on the site and to make a variety 

of improvements to the site, including, but not limited to, lighting, landscaping, signage and a reactivation of a car 
wash; and  

 
WHEREAS, the application has been referred to the Zoning Board of Appeals for consideration of a variance 

from the 0.5 foot-candle requirement in Section 145-40(L) of the Town of Dover Code.  
 

 WHEREAS, on June 1, 2009, the Planning Board classified the action as an unlisted action and declared its 
intent to serve as lead agency in a coordinated review of the project, to which no other agency has objected; and  
 

WHEREAS, the Planning Board has reviewed the EAF provided and found that it contains sufficient 
information on which to base a determination of significance; and 
 
 WHEREAS, the Planning Board has considered the criteria contained in 6 NYCRR 617.7 and thoroughly 
analyzed all identified relevant areas of environmental concern.  
 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Board hereby determines that the 
proposed action will not have a significant adverse impact on the environment and that a Draft Environmental 
Impact Statement will not be prepared; and   
 

BE IT FURTHER RESOLVED, that the Planning Board hereby directs the Secretary to the Planning 
Board to send notice of this determination of non-significance to all other involved agencies.  
 
Moved by: Brian Kelly Seconded by: Peter Muroski 

 
David Wylock  Aye 
Barbara Kendall  Aye 
John Fila  absent 
James Johnson   Aye 
Brian Kelly  Aye 
Valerie LaRobardier absent 
Peter Muroski  Aye 
 
Member LaRobardier was out of the room at the time of the resolution and vote 
 

B. CAMP RAMAH- 7161-00-610450 
Applicant: Michael Landau   Plans Prepared by Zarecki & Associates 
Property Located at 91 Ramah Road, Wingdale on 294.2 acres of land in the RU district 
Application for Erosion Control Permit to regrade an existing soccer and Frisbee field 
 

Chair Wylock read: 
 
Applicant:  Michael Landau   Plans Prepared by Zarecki & Associates 
Property located at 91 Ramah Road, Wingdale on 294.2 acres of land in the RU district 
Application for Erosion Control Permit  
Applicant seeks to Modify and to regrade an existing soccer and Frisbee field  

  
The Town of Dover Planning Board will hold a Public Hearing for an Erosion Control Permit on the 

application known as Camp Ramah- Erosion Control on Monday October 5, 2009, at 7:00 PM at the Town of Dover 
Town Hall, 126 East Duncan Hill Road, Dover Plains, NY  12522.   

 
The property is bounded on the North by n/f Gray Rock Real Estate and O’Loughlin, West by n/f Abrams, 

Fila, Haege, Harding, Herzog, E.Howard, E.Howard, Katz, Lynds, Muncey, Orton, Regan, Ricci, Schreiber, Shaw, 
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Shen, Triano, Williams, South by n/f Carter, Castelli, Dipre, Fila, Pitera, Shelby and East by n/f Gray Rock Real 
Estates, Hample, Higgins, O’Loughlin, Shelby and the United States of America 

 
As an adjoining property owner, The Town of Dover Zoning Law requires that you be notified when a public 

hearing is scheduled before the Planning Board. If you are the property owners and another party resides at this 
adjoining parcel, you may choose notify them of this hearing as a courtesy. Please also note this notice is sent to 
adjoining property owners within a 200’ radius of the parcel boundaries, other members of your community may be 
interested in this Public Hearing, but may not have been noticed if outside the radius of notification. 

 
 

Motion made by Barbara Kendall to Open the Public Hearing 2nd by James Johnson 
VOTE:      DAVID WYLOCK – AYE      MEMBER BARBARA KENDALL – AYE   MEMBER JOHN FILA – absent
 MEMBER BRIAN KELLY AYE    MEMBER JAMES JOHNSON- AYE    MEMBER PETER MUROSKI AYE  
 MEMBER VALERIE LAROBARDIER- AYE        
 Curt Johnson- area of existing fields for Camp Ramah- seeking to re-grade to create a 
soccer and Frisbee field. This is to take out irregularities and flatten out field.  Southern portion 
some digging out will occur and filling the northern end. There is a high point on the southern 
property line and a ridge with is between the 2 existing fields.  
Drainage will go to the north and fall off the east and west. It will not go towards the subdivision 
on the south.  
The fields are existing; there is a letter on file from the Code enforcement officer, stating such.  
 
 Chair Wylock- reminded the Public to speak to this project alone and not to other concerns 
about the camp.  
 
 Susan Howard- neighbor- feels her concerns are all connected, Noise is and an issue, and 
since they are working on the 294 acres they should address the sound. She thought that while 
renovating the fields, a structure could be done to mitigate sound concerns as well. Trees, sound 
proof fencing should be done as proposed by the previous camp director Mr. Kelly. She is located 
on the South west area of the site. She felt all of her concerns are connected to the soccer fields.  
 
 Chair Wylock assured Ms.Howard that our engineer will work closely with engineer 
Johnson to make sure the town law and drainage are addressed properly.  
 
 Ms.Howard stated that she has complied 5 years of documented comments and concerns 
with respect to the Camp, and had conversations with Deputy Supervisor Galayda about her 
concerns with the site; Enforcement seems to be an issue to her as well. She also feels that there 
were thousands of gallons of waste poured into the lake and nothing has been done to correct 
this matter. 
 
 Member Kendall asked Ms.Howard to show them where she is in relation to the camp. 
As it turns out the fields in question are much closer to Lake Ellis road, not Ramah and on the 
completely on the other side of the parcel away from her.  
 
 Andrew Katz- Is asked if the creek shown is the one that drains the lake and if the water 
from this site will be discharged towards the lake or the creek? 
 A: It will continue to drain as it exists and there is no drainage added. 
Mr. Katz stated there are problems and concerns with the lake rising and when it is dammed by 
the beavers, it is a narrow strip. He is concerned with silt making the water rise. If the stream is 
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dammed his property would flood. There are concerns that the wetlands will be damaged, the 
bridge gets flooded, and the road is narrow.  
 
 Engineer Berger- feels that once the plan is in place there should be no sediment going off 
site. There will be practices in place that will collect the sediment as well as practices to prevent 
erosion. Silt fences check dams and other more modern practices, as per DEC 
recommendations.  
 Member Johnson asked Engineer Johnson how long this project should take and when he 
plans to begin 
A: The project should take 2-3 weeks and depending on the weather they are hoping for this 
season or in the spring.  
 
Q: Will there be fertilizers and chemicals used to keep the fields green?  
 A: Mr. Johnson stated that he would not be in charge of maintaining them, but probably 
not.  
 Mr. Katz stated concerns with contamination of the stream from chemical run off and the 
connectivity of this stream goes to the Ten Mile River which connects to the Housatonic River.  
There also concerns with run off and the road getting washed out. 
 
 Engineer Berger- There is also a bond that will be in place to make sure there are funds to 
do the job right if the applicant does not.  
Q: Has the state stepped in and commented. A: No, this is a Town permit, and they (the 
Applicant) are not proposing to encroach the State of federal wetland.  
 
Mr. Harding- Wanted to see how close the project is to the Property line- 
  A: the closest point 140’, none of the buffer is being touched, there is no lighting plan – 
this is a daytime field. The applicant would need to return if lighting was to be proposed.  
 
Mr. Harding had also noted that the camp was quieter this past summer then in summers of the 
past. 
 He also requested the fields not be mowed at 6:15am on Sunday Mornings.  
Mr. Katz- Requested to be shown the stream on the map and where it is in relation to the project.  
 
 Jim Muncey Bridge was replaced 2 years ago; concerns with the beavers have been 
addressed.  
The lake issue was once major and now the level of the lake has stayed the same. He felt the 
work proposed was a positive proposal that would be a great improvement.  
 
No further comments from the Public  
 
 Member Kendall-Natural tree line buffer, noted on the plans and should not be disturbed 
 Engineer Berger- the tree lines are not proposed to be disturbed at all.  
 
Mr. Ricci- Can the tree line be added to- add trees to increase the buffer 
 A: Engineer Johnson- It might be possible- it would be up to the applicant but it can be 
looked into. 
 Member Muroski- This field is for Frisbee- if the whole field will not be used for sediment 
reasons, why not leave the perimeter go to meadow to catch silt? It becomes a natural buffer.  
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A: Engineer - It’s something they are looking to do now, it’s possible. The swales are also picking 
up the drainage and preventing the sheeting of water.  
 
No further comments from the Public  
No further comments from the Board  
 
Motion made by Valerie LaRobardier to close the Public Hearing 2nd by Barbara Kendall 
VOTE:  DAVID WYLOCK – AYE      MEMBER BARBARA KENDALL – AYE   MEMBER JOHN FILA – absent
 MEMBER BRIAN KELLY AYE    MEMBER JAMES JOHNSON- AYE    MEMBER PETER MUROSKI AYE  
 MEMBER VALERIE LAROBARDIER- AYE        
 

The short form EAF was reviewed resulting in the following: 
 

RESOLUTION TO GRANT AN EROSION AND SEDIMENT CONTROL PERMIT 
CAMP RAMAH EROSION AND SEDIMENT CONTROL PERMIT 

 
October 5, 2009                                             Property Address: 91 Ramah Road, Wingdale 
 

WHEREAS, an application for erosion and sediment control permit approval was submitted to the 
Planning Board by Zarecki & Associates, on behalf of the Jewish Theological Seminary of America, the 
owner of property at 91 Ramah Road, Wingdale NY, tax parcel number 7161-00-610450 (the “site”, also 
known as “Camp Ramah”); and 

 
WHEREAS, the owner seeks approval to regrade existing soccer and Frisbee fields located on a 

portion of the site which has not been identified as potential significant habitat for the Timber Rattlesnake; 
and  

 
WHEREAS, disturbance of ½ acre or more is not permitted unless an Erosion and Sediment Control 

permit has first been obtained by the applicant; and  

WHEREAS, on September 21, 2009, the action was classified as an unlisted action; and  

 
WHEREAS, the Planning Board has considered the criteria contained in 6 NYCRR 617.7 and 

thoroughly analyzed all identified relevant areas of environmental concern.  
 
 WHEREAS, on October 5, 2009, a public hearing was held on the application during which all 
those who wished to speak were heard. 
  

NOW THEREFORE BE IT RESOLVED, that the Planning Board hereby determines that the 
proposed action will not have a significant adverse impact on the environment and that a Draft 
Environmental Impact Statement will not be prepared; and  

 
BE IT FURTHER RESOLVED, that the Planning Board hereby grants the applicant waivers 

from the requirements of Sections 65-9(A)(2), (4), (6) & (11); and  
 

BE IT FURTHER RESOLVED that the Planning Board hereby grants the applicant an 
erosion and sediment control permit for site disturbance as shown on plans entitled, “Sports Fields 
Location Plan, Camp Ramah”, prepared by Zarecki & Associates, L.L.C., dated 8/12/09, subject to 
the following conditions:  
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 1. Payment of all fees and escrow.  
 

2. Payment of additional funds in the amount of $500 into the applicant’s escrow 
account to cover the costs of inspection of the work by the Planning Board Engineer;  

 
3. Filing a performance guaranty with the Town Clerk in the amount of $36,467 in 
form and manner acceptable to the Town Board and Town Attorney, which shall be 
kept in full force and effect until a certificate of compliance shall have been issued by 
the authorized official to ensure that all provisions of this chapter and of the permit 
have been met.  
 
4.  Revision of plans to indicate “all excavation, filling and grading proposed to be 
undertaken, identified as to the depth volume and nature of materials involved” per § 
65-9C (1) of the Town Code.  
 
5. Submission and approval by the Planning Board Engineer of a time schedule which 
is keyed to the map indicating when site preparation and development activities are 
scheduled to begin and when each of the proposed erosion control measures will be 
implemented and completed, per § 65-9D of the Town Code.  
 
6. Revision of plans to show an additional buffer meadow area on the south portion of 
the field for an additional 40’ buffer, from the edge of disturbance not to be mowed. 

 
BE IT FURTHER RESOLVED, that before the authorized official may issue a certificate of 

compliance indicating completion of all work authorized by the permit, the Planning Board Engineer 
shall provide the Planning Board and the Building Department with a report indicating that the 
work has been inspected and has been completed in accordance with the approved plans.   

 
Pursuant to Section 65-8(H) of the Town Code, this approval shall expire within one year of the date of this 

resolution. It is the responsibility of the applicant to track the time frame within which this approval will 

expire.  There will be no written or verbal notification to the applicant from the Planning Board office prior 

to the expiration of this approval.  

Moved by: Barbara Kendall  Seconded by: Peter Muroski 
David Wylock  Aye 
Barbara Kendall Aye 
John Fila  absent 
James Johnson  Aye 
Brian Kelly  Aye 
Valerie LaRobardier Aye 
Peter Muroski  Aye 
 

 Planning Board Chair David Wylock 
 
Discussions: 
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C. KELLER 2 LOT SUBDIVISION- 7063-00-768737 
Applicant Richard Rennia Jr., of Rennia Designs for Melvin Keller Property owner 
Property located on the north side of Clover Lane 
Application for Preliminary Plat Subdivision  
Applicant seeks the creation of 1 new lot to separate an existing house from a larger farm 
parcel located in the RU district with in the AQ district on 148.7 acres 

Rich Rennia 
 
Previously before the Board in June went to the ZBA, Public Hearing was held, They were received with 
a positive responses and they are back before Planning for a SEQRA determination prior to variance 
being granted. 
 

Chair Wylock- Was there a reason why the ZBA did not do SEQRA? A: I asked, I thought they could 
do it independently from Planning since this was a small project. They chose not to.  
Member Kendall- I think in the past there were concerns with some un-coordinated reviews, so I think 
they now treat every thing as it were coordinated review. 
 

Chair Wylock- Your question to the Board with the fee- A: the applicant was concerned with bills 
prior to escrow being set.  
 
No further questions or comments from the Board  
 
Motion made by James Johnson to set the Public Hearing for November 16, 2009 2nd by Barbara 
Kendall 
VOTE:   DAVID WYLOCK – AYE      MEMBER BARBARA KENDALL –AYE   MEMBER JOHN FILA – absent 
  MEMBER BRIAN KELLY- AYE                 MEMBER JAMES JOHNSON- AYE   MEMBER PETER MUROSKI- AYE 
              MEMBER VALERIE LAROBARDIER-      AYE 
 
At this time the short form EAF was reviewed resulting in the following action: 
The coordinated review question was changed to yes due to the ZBA’s actions 

 
RESOLUTION DETERMINING SIGNIFICANCE 

KELLER SUBDIVISION 
 
October 5, 2009                                                                        Tax Parcel # 7063-00-768737                 
 

WHEREAS, an application for 2-lot subdivision of property located at Benson Hill Road in the 
Town of Dover, as shown on a plat entitled, “Minor Subdivision Plan Prepared For Melvin D. Keller,” 
prepared by Mark. R. Graminski, dated April 4, 2009, last revised June 30, 2009, was submitted to the 
Planning Board; and 

 
WHEREAS, the property is located in the RU District and AQ Overlay District; and 

WHEREAS, on May 4, 2009, the Planning Board classified the action as an unlisted action and 
referred the application to the Dover Zoning Board of Appeals for an area variance from the minimum required 
road frontage; and  

 
WHEREAS, the Planning Board has reviewed the EAF provided and found that it contains sufficient 

information on which to base a determination of significance; and 
 
 WHEREAS, the Planning Board has considered the criteria contained in 6 NYCRR 617.7 and thoroughly 
analyzed all identified relevant areas of environmental concern.  
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NOW THEREFORE BE IT RESOLVED, that the Planning Board hereby determines that the 

proposed action will not have a significant adverse impact on the environment and that a Draft Environmental 
Impact Statement will not be prepared and directs the secretary to the Planning Board to send notice of this 
determination to the Zoning Board of Appeals.  
 
Date: October 5, 2009                     
Moved By: Barbara Kendall Seconded By: James Johnson 
  
Resolution Approved/Disapproved: 
 

David Wylock  Aye 
Barbara Kendall Aye 
John Fila  absent 
James Johnson  Aye 
Brian Kelly  Aye 
Valerie LaRobardier Aye  
Peter Muroski  Aye 

            
        David Wylock, Planning Board Chair 

 
 

D. Hayden Hall- Dover Furnace Application 7061-00-182280 
 Applicant Jim Muncey Plans Prepared by: Zarecki & Associates 
 Property located at 30 Green Acres Road, Dover, on 181.9 acres, located in the RU zone 
 Application for Site Plan Special Permit Approval 
 Applicant seeks to renovate and expand an existing kitchen catering bathrooms, renovate existing 
dining hall for catering use parcel. 
 
Jim Muncey:  
2 applications active- went to ARB for sign application they referred to Planning 
Existing camp, 87 structures, 50-60 will come down 
 
 Building being reviewed is approximately 5,700, looking to add approx 1,500 square feet.  
Existing kitchen, it had a kitchen of approx 4000 square feet; seeking to add commercial kitchen. 
A site plan was created, all forms completed. 
 
Member Kendall- What are you going to use the camp for, is it going to be a family camp? 
  A: There is a conference center in the front already; it is already being rented for conferences. 
The rear two halls were for catering, events, the capacity of Hayden Hall is about 225. There is 
another building around 6,000 square feet that already has a commercial kitchen, and it was just 
renovated. This building there will be cosmetic work done inside, the kitchen to be updated as well 
as the bathrooms. The foot print is small. 
 
 Member Kendall- Will this be more conference center or a camp? 
  A:  It will be both camp and conference due to pre existing use. This has been done on this site 
for at least the last 15 years. There are two other kitchens, but due to the condition of this building 
we would like to renovate this one. The building is dated 1961. Renovated in the late 80’s. The goal 
is that eventually there will be a whole site plan, 2-3 years down the road. This will include lodging. 
Water studies and septic are being looked at now. 
 
Chair Wylock- This was a church affiliated property, correct?  
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 A: yes it was a non profit; NYC Mission Society purchased it in 1921 and expanded with the last 
purchase being made in the 1950’s. There are a lot of buildings on the property approx 10 have been 
demolished already due their poor condition with approximately 10 more this season, these will be 
done with caution because they already are counted as impervious surface.  
 
Planner Ley- The site plan presented have buildings either blacked out or open does that indicate 
what is remaining? A: the white ones were just not taken off, they will probably be 
demolished. The hatched will be the remaining buildings. 
 Q: Can you provide a list of what has been demolished and what will remain?  
  A: The Town has it-the Building department has it   
Q: Can you provide it to the Planning Board as well?  
  A: Sure, You want me to highlight what was permitted and gone, and what is planned to be 
removed in the immediate future. 
 
 Planner: The buildings that are being used, can you provide a statement as to the uses.  
  A: I have to wait until the Town and you tell me what the accessory use is, I’m waiting fro 
the definition. As soon as I have a definition I will tell you. Waiting for the new local law to be 
clarified  
Lodging- will it be tent or cabins?  
  A: Full finished buildings, dormitories that are being renovated.  
Q: Associated with the conference center and catering hall  
  A: Associated with both. 
Q: if this were to proceed as a Camp Type 1 under the current code, you would still need a Special 
Permit and Site Plan. 
  A: Understood just for kitchen special permit and site plan are needed.  There is a 
conference center out front just less than 10,000 square feet, a meeting room that will hold 145, 
with 10 break out rooms built in 1988 by Schreiber. There are 4-5 events scheduled there in the next 
60 days. 
 
 1 Building right now called “the Inn” had a commercial kitchen, now being used for catering; it 
will cater parties right now up to 70 people. Or cocktail party up to 125 people. It has a terrace over 
the pond there is lodging as well with existing suites. There’s a kids camp which had bedroom, 
bedroom, bathroom and it was changed to living room, bedroom and bathroom.  This is by 
Sharparoon pond. There are a few cabins that will remain for lodging; there is a 5 bedroom, 5 baths. 
That will be renovated for over night lodging. Some have a fire place.  
Working with Zarecki for water and septic. 
Approx 11/2 miles from the road. 
 
Chair: Do you plan on sports and activities like target shooting? 
  A: We have – we plan on some hunting, my members have already been using it for upland birds, 
there’s a field in the back. We have an AG exemption on that now, there’s corn there, which is 
being built as we go. We’ve been using that for about 4-5 weeks. That’s where the recreational 
business comes into play. Most camps will fall under that with the accessory uses. 
 
Chair- All that you are doing now, you have proper permits?  
 A: I have 3 demo permits and 2 building permits small accessory structures. Q: As far as for the 
Catering like Board of Health- A: No, My Board of health is just about done right now, we have done 
private parties, so BOH- I’m going next week to Albany for the Liqueur License, those things are 
happening right now.  
  There were existing water systems that were turned over to me and now because we’re 
upgrading it and submitting a new plan, that’s in front of Board of Health right now. There will be 
hunting, some outfitting like at TMR. One use for recreational is Public verses Private, Camp 1’s do 
public; we really have to support both private and Public.  
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Q: If someone wanted to shoot target or use the hunting range would they need to be a member of 
your organization? 
  A: I will have membership for hunting, some of the target and clay will be Public. Hunting will be 
guided.  
 
Planner Ley: Will there be any other site road way or parking lot improvements? 
  A: they are gravel now and they will remain gravel. There will be no expansion of the parking lot, 
it’s there already.  
 
Attorney Polidoro- Is there an existing site plan?  
 A: The Assessor did not even have a count for the buildings, I created one. Zarecki did a count of 
the buildings with square footage, bathrooms etc. The Assessor came in and did an assessment. 
What is shown now is just created for this application. All buildings are shown; they just may not be 
hatched.  
 
Attorney Polidoro- Usually for an addition the Board looks at a site plan amendment- which is just a 
piece of a previously approved site plan, the concern is that this Board does not have a site plan for 
the property. There’s no way to tell how the circulation or drainage work for the site. This seems 
like an amendment for a non existing site plan. In the past we have required applicants to submit 
full site plans when there is not one on file.  
 Member Johnson- We have had them in the past submit maps with all of the buildings on them. So 
we knew what was on the site. As far as going through lighting etc,  
  
Attorney- When we open up site plan, we look at the whole site. A: Mr.Muncey- you have it.  
 Attorney- I just wanted to remind the Board, you are not just limited to the area of the building.  
Another concern it fitting under the umbrella of Camp type 1- it’s an on going issue and it’s 
understood the Town is going over legislation to amend this. I would like to know more about how 
the property was used in the past. It was said at one point that it hasn’t been used in a long time it 
had been abandoned? 
 A: Portions of it had been abandoned- the front was used up until the time we bought it. I had a 
tenant in the front building until last December.  
 
Q: A Tenant?  
 A: A church was using it as a sanctuary. The buildings have been used for functions all along, it’s 
easy to document, most people in town can speak to it. It was a tough client to buy from. We had 
trouble getting titles. As your records show you have nothing on it.  
Q: Do you have a site plan for the conference center? 
  A: It was 1988 so there may be one just for that building.  
Q: So this is the only existing site plan?  
 A: You have pieces- for BOH I pulled every septic, permit they have and there are pieces in some 
file of the permits and structures. This is the only plan to show it all. But to build a kitchen and 
spend a lot of money on it, I won’t do it. It doesn’t pay; I’m just looking to build a little kitchen.  
 
 Attorney Polidoro- I’m just working through the code. In our code it says anytime an applicant 
adds a sign, they need site plan approval, we need to sure we’re being consistent. It sounds like it’s 
already being used as a conference center and catering hall and lodging.  
 
 Member Johnson- When Camp Ramah and Berkshire came in; we had them bring a map like that, 
right, because they didn’t have a site plan. 
  
Member LaRobardier- I think he said there was more going on in a few years and at that time we  
would have a master plan review, since they are not thinking it out, how can we ask for it now? 
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Engineer Berger- With a master plan it can show how the existing site works.  
You wouldn’t need an erosion control, because it’s already built.  
 
Planner Ley- There are other things needed like a lot and bulk table, the impervious surface 
calculation what is there now and as it is proposed.  
 A: That’s why the structures are being left on site, once they’re gone so it that impervious 
surface. 
 
Member Johnson- How many acres are there now  
 A: 1,600 acres.  Only 1 parcel was submitted,  
Q: are there structures on the other parcels or are they open land?  
 A: Most is open land some of the other parcels are shown.  
This only shows 182 acres. Mr.Muncey- But this is site plan as per your requirements, I went through 
the check list and thought I had everything. We’re only asking to do an addition on a building.  
 
Member Kendall- Are there wells and septics on here?  
 A: They should be there, they are all BOH approved. There are separate drawings on that; I would 
have to submit a separate package on that.  All of it is existing. 
They are required on site plan.  
 
Q: What about circulation to Fire, there may be concerns with access and roads. 
  A: You should do a site visit before you make that comment. There’s plenty of room.  
Attorney - I’m just saying there are potential issues. 
  A: The buildings in the front have road access off Dover Furnace there’s a 20’ gravel road 
through the site. 
 Q: Are all of the roads 20’ A: Yes. 
 
Member Kendall- Just to clarify- the application is for a special permit and site plan? 
 A: Yes 
The special permit would be for a Camp type 1 use for the whole property. 
Q: Ashley what do you think the time frame is for this local law?  
 A: Another month or 2.  
 
 Member Johnson: So we can keep moving forward just like we did on the country road standards in 
anticipation of the law.  
 Planner Ley: There’s a good chance the local law would be passed before we’re finished with this 
application and in terms of what would be required by the Planning Board, both are being 
considered special permit.  
 
 Chair Wylock- If he has an application before us now, it’s under the existing zoning, and they 
change the local law, which zoning law does he have to comply with? 
 A: Planner: The new section unless there’s a grandfathered provision. Right now there’s no 
grandfathering provision written into the local law.  
This would fit better as a recreational business, once it’s passed 
 
Mr.Muncey- So how do I move forward to build a kitchen? 
 
Chair- Joe- do you have any comments? 
 A: I think the construction is minimal and a site visit would clarify any concerns, instead of doing a 
detailed analysis, we can see if there are concerns. 
 
 Member Kendall- I think Jim is right, with the other camps they brought in a plan like this and we 
focused on the particular area.  
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 Member Johnson- we did it with the Gun Club also- 4-5 years ago we decided if it doesn’t have site 
plan to not over burden them, now we know what’s on site and we’ll work with them. 
  Member Kendall- With water and sewer we need that. 
Mr.Muncey- That was an oversight and I’ll have Joe fix that. 

 
No further questions or comments from the Board  
 
Chair Wylock – After discussing this with the consultants we came up with the amount of $10,000.00 for 
escrow 
 Mr.Muncey- That seems high, this is an addition on a building, the review is for 1,500 square foot 
structure which is an architectural drawing, which I gave you a sample, and we’re only looking at the 
small site plan, I’ll do 10,000 but it seems high for the review of a kitchen. I can get by with what I’ve 
got and just do an interior renovation but I would rather do it right. There’s no other place to have 
functions like this in Town. I would have just put up my sign and been done.  
 
 Attorney Polidoro- If this is just review of the one building and it is not turning into a 
recreational business that would require a full site plan and full recreational business plan, then - 
 Member Johnson- Why is that- now you’ve got me.  
 Attorney- Well, he’s really proceeding at his own risk, if the new legislation passes, it would 
require him to submit a full recreational business plan.  
 Member Johnson- So what you’re telling me is the next time Camp Berkshire want to submit, or 
if we didn’t pass Ramah tonight and they had to do their soccer field, we would have thrown that plan 
out the window and made them do a full site plan for a recreational business.  
 Planner Ley- Probably not with the ESC but if they came back with the gymnasium they would.  
 
Member Johnson- If you’re going to do something on the site, I need to clarify this you’re telling me the 
next time Camp Berkshire want to submit, or if we didn’t pass Ramah tonight and they had to do their 
soccer field, we would have thrown that plan out the window and made them do a full site plan for a 
recreational business.  
 Planner Ley- Probably not with the ESC but if they came back with the gymnasium they would.  
Member Johnson- If you’re going to do something on the site, I need to clarify this. 
If Berkshire comes in and wants to build a cabin to sleep 20 people, are they going to have to come in 
with a whole site plan? Or if somebody wants to change their parking lot at one of these places and they 
want a site plan amendment, they’re going to have to change their whole site plan for a recreational 
business. 
 
 Planner Ley- Any time, any applicant wants to change something on a commercial site, they 
have to come to Planning for a site plan amendment. Under the new proposed law, if they meet the 
definition of a recreation business the whole site would be looked at and they would move forward and 
we would require a master plan.  
 Attorney Polidoro- It’s a one time thing, once the master plan is done. 
 
Mr.Muncey- It’s just a struggle, we’re not a Wind Rose or something like that, that we’re spending 2-3 
million dollars.  Now all of a sudden you put 100,000 requirements on it, it’s not fair. My project may be 
a half million dollar project and now I’m spending 25% of my money just for review.  
 
 Planner- This master plan is so SEQRA is done all at once and you would not be responsible for 
building out the whole plan, but it would make it easier to come back later and say you want to build a 
section of cabin, that has already been reviewed under SEQRA. 
 Mr.Muncey- I would not be supporting recreational business all along If I knew that.  
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Member Kelly- You looking at existing camps, they’re already there, and this is not a new development. 
There are 87 buildings there, he’ll identify them, and he wanted to put a kitchen on 1 building. That’s 
all he wants to do. 
 
 Planner- The purpose of the master plan is t not to make it more difficult it’s to allow the 
planning Board to look at the site as a whole identify the current and future goals of the property, to 
conduct SEQRA on the entire site, just like Ketcham’s Corner, we did SEQRA on the second parcel as 
well, so when they come back it would just be a site plan amendment. This is very similar; the master 
place would encompass the entire site, and identify areas of proposed future development the analysis 
would be done upfront and when the come back, it would be site plan amendment. The recreation 
business would be an umbrella for all of these uses to be on 1 site. 
 Member Johnson- I would hate to tell Camp Ramah or Berkshire that just went through a year of 
site plan that they have to do it over when they come in for something. A: Camp Berkshire already 
presented it. 
 
Chair- Lets get back to the escrow. 
 Member Kendall-Let’s set it at $6,000.00 then if we need more then we can increase it. 
Mr.Muncey- If I hear you right in the next 60 days when you adopt the local law, I have accessory uses 
and this put me in recreational business, I have to come back with a full recreational business master 
plan- I’m not going to do it. It’s not worth it, I’ll do something else. I bring food from one kitchen to 
another. That will cost me $50,000.00. 
 
 Member Muroski- One point is that he mentioned he doesn’t know what he’s going to do with the 
property. To me it doesn’t make sense for him to create a plan that he’s not sure of- the economy may 
change again. 
 Chair Wylock- Is the plan that we have before us acceptable as a site plan? 
Planner Ley- When some of the details we discussed today are added, yes.  
 
 Chair- So we will be amending that site plan with the additions to it. A: Right 
Chair –That’s all we need to worry about right now.  
 
Planner- 
 Labeling the buildings, what is staying what’s going, wells and septic-  
 
Member LaRobardier- Will that be acceptable when the amendment goes through?  
 Planner- If this is just a 2 year plan and you want to come back later and do a master plan- 
Chair- It would seem to me in fairness, when an applicant comes in here and has an application under 
the existing laws, that he’s already started the process, if the code changes 2-3 months down the road 
why should he then have to comply with the new zoning. I don’t think it’s fair. 
 Attorney – Some laws have a grandfathered provision in them, which says any application that 
has received a negative declaration may proceed under the old code.  
Planner Ley- A grandfathering provision is a good idea to put into this law.  
 
 Member Johnson- What else has changed? 
Planner- Dutchess County has suggested the open space be increased 75% and that did not get a good 
reception from the Public, so I doubt that would be changed.  
 Mr.Muncey- So lets look at the clock- if I’m here today and I come back next month- with my 
septic – Member Johnson- we still have a problem- We have the issue if we stay under the old law we 
have a building size issue, which will come up- if it’s the new law- we don’t have a size issue.  
 Member LaRobardier- If we go under the new law, and right now his master plan as it exists now 
is to use these buildings the way he is using them and to improve this the way he is improving this then 
this is ok, later when he changes it and want to amend it, then it would be an amendment, right? 
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 Attorney Polidoro- I think he would then have to submit an event management plan that would 
be circulated to Fire and Police, under then new law for 500 people or more.  
Chair so we can accept what he has submitted as a site plan if he adds water septic, label buildings, 
bulk regulation table, as an accepted site plan. 
 Member Kelly- This site plan is basically his master plan as it sits right now, and from there when 
the new law goes into affect, he can put the addition on as long as he goes through and gets all of the 
approvals, Right? 
Planner- Right 
 
Engineer Berger- You might also want to set public hearing while you set a site walk.  
 Planner- You need to include, the uses of the buildings, the footprint, the height, total square 
footage for all of the buildings, proposed water supply waste water disposal, a phasing plan, which 
would be only 1 phase right now the addition 
Mr.Muncey- I already have that and I can do that. 
 Attorney Polidoro- the problem with pre existing non conforming is that I think somewhere 
there’s a limitation as to how much you can expand, so while you’re non conforming, we need to keep 
track of the square footage 
 
Member – He keeps saying he’s pre existing non conforming- why is he- 
 Planner- He’s pre existing non conforming assuming this is a camp type 1, it’s a pre existing non 
conforming use because it does not have a Special Use Permit, once it has that, it is no longer pre 
existing non conforming.. And that’s what he’s before the Board for right now. 
  
Chair Wylock- Ashley- Can you put together a memo for Mr.Muncey so he knows everything he need to 
provide.  
Member Kendall- So what you’re telling him is what he needs to provide under then new code-  
 
 Planner- And under the present code – regardless- this will be needed for either. 

 
Motion made by Valerie LaRobardier to set the escrow for $6,000.00 2nd by Brian Kelly 
VOTE:   DAVID WYLOCK – AYE      MEMBER BARBARA KENDALL – AYE    MEMBER JOHN FILA – absent 
  MEMBER BRIAN KELLY- AYE                 MEMBER JAMES JOHNSON- AYE     MEMBER PETER MUROSKI- AYE 
              MEMBER VALERIE LAROBARDIER-      AYE 
 
Chair- While we look at dates for this Site walk we also need to set a site walk for the Rusciano Erosion 
Control application  

 
Site walk set for Saturday October 24th 9:00 am for Hayden Hall and 11:00 for Rusciano  
 

Engineer Berger- do you want to set Public Hearing- you’re not getting too much more information once 
the maps get presented before them meeting- why not consider going for Public Hearing? 
  
Member Kendall- What happens with the building size issue? 
 Planner – If the recreational business law passes they would not need a variance, if it does not 
they would still need a variance. 
 Engineer Berger- We could still have a public hearing we can do neg dec and move forward with 
those other things 
 Attorney Polidoro-  the applicant can make an application to the ZBA for a variance in the 
situation that the law is not adopted this way you get a head start or you can wait to see if the law is 
adopted then –  
 Mr.Muncey- I can just submit an application to the ZBA this way I get on their agenda. And ARB 
even though I’m out of Public view- they can tell me whatever- 
Secretary – Site plan no matter what has to go to ARB 
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 Mr.Muncey- The way I read it -it’s just procedural- people can’t see it, I read that’s just a 
formality. 
 Attorney – Because there are other Boards involved, If the Board would like to classify it as 
unlisted as well tonight, then we can circulate to all other agencies – Fire- DOH, County DPW, 239M, 
ZBA ARB. 
 
Mr.Muncey- So I can apply to ARB and ZBA simultaneously. So can we talk about my sign tonight 
 
 With respect to the Sign for the Site- The applicant submitted this sign to Planning to begin Site plan 
review, This Board will look at the location and ARB will review sign details. 
 
Motion made by Jim Johnson to set the Public Hearing for November 16, 2009 2nd by Barbara Kendall 
 
VOTE:   DAVID WYLOCK – AYE      MEMBER BARBARA KENDALL – AYE   MEMBER JOHN FILA – absent 
  MEMBER BRIAN KELLY- AYE                 MEMBER JAMES JOHNSON- AYE    MEMBER PETER MUROSKI- AYE 
              MEMBER VALERIE LAROBARDIER-      AYE 

 
 

RESOLUTION CLASSIFYING THE ACTION, REFERRING THE APPLICATION TO THE DUTCHESS 
COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT AND SETTING A PUBLIC HEARING 

 
Hayden Hall- Dover Furnace 

7061-00-182280, 7061-00-062121, 7061-00-357420 
 

Applicant Jim Muncey Plans Prepared by: Zarecki & Associates 
Property located at 30 Green Acres Road, Dover, located in the RU/ RC districts 
Application for Site Plan Special Permit Approval 
Applicant seeks to renovate and expand an existing kitchen catering bathrooms, renovate existing 
dining hall for catering use parcel. 

 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Board hereby classifies the Hayden Hall 

Site Plan Special Permit application as an unlisted action under SEQRA; and  
 

BE IT FURTHER RESOLVED, that pursuant to Section 239-m of the General Municipal Law, the 
Planning Board hereby authorizes and instructs the secretary to the Planning Board to refer the application to 
the Dutchess County Department of Planning and Development for review and comment; and  

 
BE IT FURTHER RESOLVED, that the that the Planning Board shall hold a public hearing on the 

application on November 16, 2009 at 7:00 p.m. at the Town Hall, 126 East Duncan Hill Road, Dover Plains, 
NY 12522, to hear all interested parties and directs the secretary to the Board to publish notice of said public 
hearing in the official newspaper of the Town of Dover, to provide notice to the applicant and to provide 
notice as otherwise required by law.  

 
Moved by: Barbara Kendall  Seconded by: Brian Kelly 
Resolution Approved/Disapproved:  
 

David Wylock      Aye  Barbara Kendall    Aye  
John Fila            absent  James Johnson      Aye  
Brian Kelly                Aye  Valerie LaRobardier:   Aye  
Peter Muroski:     Aye   
 
David Wylock, Planning Board Chair 
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Involved Agencies Architectural Review Board,  Dover Zoning Board of Appeals, Dutchess County 
Department of Health, Dutchess County Highway Department, Dutchess County Department of 
Planning and Development 
 
Interested Agencies:  JH Ketcham Fire Company 
 
Applicant to submit 6 copies of the complete application to the Secretary for circulation 

Secretary was concerned with circulating documents the Board had not reviewed.  
The Board has no concerns  
The Secretary advised the applicant his sign will be ready in the morning 
 

E. GETAWAY BOND RELEASE 
 

 
Re: GETAWAY SUBDIVISION 
 Grid #’s 6962-00-730750, 6962-00-832588, 7062-00-140564, 7062-00-302666,  
7062-00-249339, 7062-00-133263, 7062-00-062186, 7062-00-154206, 7062-00-230066, 7061-00-084964, 
7061-00-228831, 7061-00-438867, 6961-00-932831, 6961-00-775981, 6962-00-706012, and 6962-00-
648131 
 

Dear Chairperson Wylock and Members of the Planning Board: 
 

I performed a final inspection of the Getaway site today. All of the exposed areas are restored, all 
permanent erosion control devices are constructed and in operation and all temporary erosion control has 
been removed. The site is in excellent condition and I recommend release of the bond. 

 
I believe its worth noting that the applicant did an excellent job in restoring the land and constructing 

permanent erosion control devices and should be commended for a job well done. 
 
       Sincerely, 
 
      Joseph P. Berger P.E., L.S., CPESC, CPSWQ 
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RESOLUTION RECOMMENDING RELEASE OF PERFORMANCE BOND 
GETAWAY LLC 

 
 WHEREAS, by Resolution dated May 6, 2008, the Town of Dover Planning Board granted 
Getaway, LLC, a Chapter 65 Erosion and Sediment Control Permit for site disturbance associated with 
installation of a perimeter fence and reclamation of pastures and farm roads as shown on plans entitled 
“Erosion and Sedimentation Control Plan, Lands of Getaway L.L.C.,” prepared by Spectra Engineering, 
Architecture and Surveying, P.C. dated March 15, 2008 revised April 24, 2008; and 
 
 WHEREAS, the Planning Board Engineer conducted an inspection of the property on October 3, 
2009 and confirmed that all work contemplated under the permit work has been completed and all 
provisions of the permit have been met; and  
 
 WHEREAS, pursuant to Town Code Section 65-11(C), “such performance guaranty shall continue 
in full force and effect until a certificate of compliance shall have been issued by the authorized official 
after such consultation with any agencies or individuals as he deems necessary to ensure that all provisions 
of this chapter and of the permit have been met”.  
 
 NOW THEREFORE BE IT RESOLVED, pursuant to Town Code Section 65-11(C), the Town 
of Dover Planning Board recommends release of the performance bond.  
 
Date: October 5, 2009    
                  
Moved By: Jim Johnson Seconded By: Peter Muroski 
  
Resolution Approved/Disapproved: 
 

David Wylock  AYE 
Barbara Kendall  AYE 
John Fila  absent 
James Johnson   AYE 
Brian Kelly  AYE 
Valerie LaRobardier AYE 
Peter Muroski  AYE 

  
        Planning Board Chair David Wylock 
 
 
Plum Hill Continued to November 16 - Rusciano ESC scheduled for December 7 – 
 
Motion made by Valerie LaRobardier to accept minutes May, June and July 2009 2nd by Barbara 
Kendall 
VOTE:      DAVID WYLOCK – AYE      MEMBER BARBARA KENDALL – AYE   MEMBER JOHN FILA – absent
 MEMBER BRIAN KELLY AYE    MEMBER JAMES JOHNSON- AYE    MEMBER PETER MUROSKI AYE  
 MEMBER VALERIE LAROBARDIER- AYE        
 
Meeting schedule- 
Next meeting- November 16,  
Next Deadline October 14 for November 16,  
October 19th   - meeting cancelled,  
November 2 meeting - cancelled due to Election Day set up 
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. 
 

Motion made by Barbara Kendall to adjourn 9:14 2nd by Peter Muroski 
VOTE:      DAVID WYLOCK – AYE      MEMBER BARBARA KENDALL – AYE   MEMBER JOHN FILA – absent
 MEMBER BRIAN KELLY AYE    MEMBER JAMES JOHNSON- AYE    MEMBER PETER MUROSKI AYE  
 MEMBER VALERIE LAROBARDIER- AYE        
 
         

Respectfully submitted, 
 
 
Betty-Ann Sherer 
  This meeting may be viewed in full on the Town of Dover web site by going to www.townofdover.us  
Full Audio may be requested for a fee by completing a FOIL request form from the Dover Town Clerk  
 
Please call the Planning Board Office with any questions 845-832-3048  

DUE TO A LACK OF QUORUM, THESE MINUTES HAVE BEEN FILED NOT ADOPTED AS APPROVED BY THE 

PLANNING BOARD 
 

http://www.townofdover.us/

	WHEREAS, on September 21, 2009, the action was classified as an unlisted action; and 
	WHEREAS, on May 4, 2009, the Planning Board classified the action as an unlisted action and referred the application to the Dover Zoning Board of Appeals for an area variance from the minimum required road frontage; and 

