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                     Town of Dover Planning Board 
Town of Dover 
126 East Duncan Hill Road 
Dover Plains, NY 12522                                                                          (845) 832-6111 ext 100 
 
 

 
Planning Board 

Monday, June 6, 2011     
7:00PM 

 
 Co-CHAIR David Wylock 
 Co- Chair Valerie LaRobardier  

 Member James Johnson 
 Member Peter Muroski 

 Member Michael Villano 
 Member Sharon Ipavich 
 Member Tom Holmes 

 
 

Also, in attendance representing the Planning Board were Planning Board Attorney 
Victoria Polidoro. Planner Ashley Ley & Engineer Scott Ouimet of Berger Engineering 
 

For the Applicants: Amy Rosuck, Rabbi Paul Resnick, Jason Smally, Jon Dahlgren of Tim 
Miller Associates & Curt Johnson of Zarecki & Associates for Camp Ramah, Michael Bodendorf  & 
Wayne Neckles for Madava Maple Farm, Mr. James Rogers for Crystal House ARB Member Lloyd 
Scharffenberg, Eileen Hoag Dover Resident 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 at 7:05 pm by Chair Wylock and began with the Pledge of Allegiance 

 
Public Hearing: 
 

I. CAMP RAMAH  7161-00-610450 
Applicant Jewish Theological Seminary  
Plans Prepared by Curt Johnson of Zarecki & Assoc. 
Property located at 91 Ramah Road Wingdale, NY 12522 
Application for a Site Plan / Special Permit for their Master Plan  

 
Curt Johnson- Camp Ramah is a religion based summer camp for school age children. It runs from 
June through August, there are some pre- season events in May and post season in September. 
There are a few on Site staff members all year round like, Jason Smally.   
 The parcel is in the RU district on 213 acres, 131 from Unity Camp road towards the west 
and 82 acres  undeveloped on the east side of Lake Ellis Road. 
 With the new zoning, we are required to develop a master plan for the camp use. This is a 
working document projecting what the camp would like to develop in the future. As we work 
through it, there may be changes which would come back before the board.  
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 The current key projects are the installation of a new gymnasium, right now it is a cleared 
area, set in a hollow area. The plan is for a ± 16,000 square foot building, this will be high school 
basket ball size court, with bleachers. Open on the north and west and closed on the east and the 
southern side will be completely enclosed with a full dance studio bathroom and office.  
 There are also the “ultimate Frisbee course and soccer field” near the proposed high ropes 
course. This will consist of a series of “telephone” style poles with ropes and platforms.  
 Other improvements are proposed on the site- the Administrative building later in the 
project will be demolished and a new building erected. Renovations and additions will also be 
done to the nature center and bunk house.  
 Full archeological studies have been done on the site, shovel tests were done by a 
specialist, in the areas of proposed work. 
  Habitat studies were done; there was no habitat for Bog turtle on site.  Timber rattle 
snakes- there is a known den location off site, there are no other habitat areas on site.  
 Wetland studies were done, there are wetlands as part on the NYS DEC system part of DP 
22, and other isolated areas near the proposed gym,  but they are not regulated by DEC. The 
ACOE, will be on site June 23 to verify them, they were identified by C.T. Male Associates. 
 Noise study was done by John Dahlgren of Tim Miller Associates. There is a history of noise 
being an issue, this is a children’s camp, it has been since 1964. It was also a camp and country 
club prior to that. There is base line information on this noise study, which will be updated 
through the summer season, when camp is in session.  
 As part of the Master Development Plan, we are required to come in with site plans.  
There are for the specific to the work being done, the storm water. These plans are currently for 
the gymnasium and the high ropes course.  
 The structures proposed were kept out of the wetland buffer. There will be minimal site 
disturbance for the rope course. 
Additional information will be submitted for the gymnasium for the storm water retention areas.  
 
 Rabbi Resnick- Thanks you for attending the site walk and all are welcome to visit when the 
camp is in session. Thank you for the encouragement to create a master plan, as a nonprofit 
camp, it has allowed the camp to develop a multi year plan.  
 This camp began in 1964; the mission is to give a great Jewish education and religious 
experience to the campers. 1 out of 3 is alumni, many different skill sets are worked on with the 
children as well as hoping they return to work with campers in the future. Camp is in session for 
51 days, some campers are there for the full season, some for just one session. They also try to 
work with the community whether in hiring or a programming piece. We try to connect with 
community people and build relationships with families.  
 As a summer camp there are times such as opening day or ending of season, and mid season 
where there are visiting days in which a Large Event Management Plan was created. Part of this 
plan was in use last season; traffic to camp was reduced but having many visitors park at either 
the train station, Boyce Park or the Elementary school then using a shuttle to transport people to 
camp.  On days of the song festival or other events, the noise level may be higher, and there are 
a few on the calendar. 
 
 Motion made by Valerie LaRobardier to open the Public Hearing for the High Ropes 
Course, Proposed Gym and Master Plan 2nd by Sharon Ipavich  
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 
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There were no comments from the Public 
 

Motion made by Peter Muroski to close the Public Hearing on the High Ropes Course and the 
Master Plan for Camp Ramah 2nd by Valerie LaRobardier 
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 

 
 
Jon Dahlgren of Tim Miller Associates-  
 Noise Study- The study was created while camp was not in session, but future evaluation 
will take place once camp is in session.  They looked at the potential effects of the Gym and the 
ropes course to the neighbors.  
 The source of the noise was looked at- the Gymnasium, and then receptor locations ( where 
the people will be hearing the noise) is in line with (2) Meadowbrook Lane, (3) St George’s Road 
and (4)Camp Berkshire. 
 Noise terms review- Noise is measured in decibel levels 40 dbl is very quiet, 60 is like 
standing next to an air conditioner, and 70 is like standing next to a highway. 
 Generally there are two ways to look at noise criteria: 
 1. Is a change in sound something like being home in bed and hearing the neighbor’s dog 
barking, the dog may not be loud, but the change in noise level may be annoying and noticeable.  
 2.  Specific noise criteria- highway noise is usually 65 dB residential settings the criteria is 
55 dB. Above that level we look at mitigation, below that level is usually tolerable for residents.  
 There were instruments set out for 24 hours, at the locations to measure the ambient 
conditions. These can be used in the future as baseline. Measurements were taken morning, noon 
and night, at all locations; it was very quite, at 30 – mid 40 dbl ranges. 
 Camp was not in session so measurement from another event was used to compare the 
noise, a folk band with and amplifier was thought to be similar, that was 71 dB. Using that to 
estimate how the sound would decrease in distance from the different points (1 to 2 or 1 to 3 
etc.)an estimate can be done as the receiving noise, which was 48- 52 dB.  
 There was an increase but all were below the levels of 55 that DEC typically uses. 
 With the gym, they anticipate since it will be open on 2 sides, the north and west, but close 
don east and south, the design will reduce the sound by 10- 15 dB. The residents on 
Meadowbrook Lane, will hear noise levels that should be typical or in the range of what they hear 
now. For residents on St.George Road, it won’t decrease much due to the design of the gym, it 
may increase somewhat but too will be under the 55 dbl criteria.  
 The result of the tests to be taken during the summer will be more useful.  
 
 
Planner Ley: 
  1. The new report references Table B from NYSDEC's "Assessing and Mitigating Noise Impacts," 
which is not intended as a noise impact criterion. The NYSDEC criteria to referred to in comments 4 and 12 
of AKRF’s May 11, 2011, memorandum were actually those described on page 14: "In non-industrial settings 
the SPL should probably not exceed ambient noise by more than 6 dB(A) at the receptor. An increase of 6 dB 
(A) may cause complaints. There may be occasions where an increase in SPLs of greater than 6 dB (A) might 
be acceptable. The addition of any noise source, in a nonindustrial setting, should not raise the ambient noise 
level above a maximum of 65 dB(A). This would be considered the “upper end” limit since 65 dB (A) allows 
for undisturbed speech at a distance of approximately three feet. Some outdoor activities can be conducted at 
a SPL of 65 dB (A). Still lower ambient noise levels may be necessary if there are sensitive receptors nearby." 
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These are the impact criteria that should be used (absolute level threshold of 65 dBA and incremental 
threshold of 6 dBA) to evaluate noise resulting from camp activities.  

2. The remaining comments from AKRF’s May 11, 2011, memorandum were addressed 
satisfactorily.  

3. Based on the results of the noise analysis, no significant adverse noise impacts would occur from 
the proposed Camp Ramah Master Plan. While the noise due to camp activities without the planned 
mitigation measures would increase the ambient noise level by more than 6 dBA, the absolute noise levels at 
the nearby receptors would be well less than 65 dBA, which NYSDEC criteria state is acceptable for a 
residential use. Additionally, the planned mitigation measures will further reduce noise levels at the nearby 
receptors as a result of camp activities.  
 
Engineer Ouimet:  
 
Comments on SWPPP: 
 

1. Agree that High Ropes Course does not require post construction storm water quality or quantity 
measures.  Erosion and sediment control during construction is required and is proposed.  See 
Chapter 65 review letter for erosion and sediment control plan comments. 

2. Provide calculations to show that riprap outlet protection is not required. 
3. Provide pipe diameters and slopes for all drainage pipes.  
4. Provide bioretention outlet/overflow detail.  
5. Provide proposed bioretention areas on plans. 
6. Provide bioretention plantings list. 
7. Revise bioretention detail to have the depth of planting soil match the depth used in the design 

calculations.  
8. Overflow from bioretention during large storms is directly discharge to wetland without 

detention/quantity control. Consideration for a upstream diversion of higher flows should be 
considered so first flush flows to the bioretention area only. 

9. A detention basin is shown east of the gym.  No sizing or detail of outlet structure provided. 
 
Comments on Chapter 65 for High Ropes Course 
 

1. Erosion and sediment control acceptable.  No post construction detention or treatment warranted. 
 
Comments on Chapter 65 for Gymnasium 
 

1. Provide provisions for sediment traps should they be ordered during construction. 
2. Provide provisions for diversion swales should they be ordered during construction. 
3. Provide protection for bioretention areas during construction to prevent compaction by construction 

equipment. 
4. Provide construction sequence. 
5. DCHD approval of use of existing STP and water supply is needed. 
6. Bond estimate for erosion control required 

 
Member Holmes- Why the noise study- is there anything different form 1964? 
 A: This project (the gymnasium) was before the ZBA and Planning Board a few years ago, 
before the Camp type 1 zoning change was in effect. During that Public Hearing process, there 
were quite a few neighbors who voices issues, mostly about the noise at camp. It’s understood 
the subdivision came in after the camps existence; the camp took many of the comments to 
heart. They revisited their programs and process and tried to accommodate the concerns and be 
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better neighbors. They worked on issues of noise, timing and traffic. Having no one here for the 
Public Hearing speaks volumes on how far the camp has come. 
 
Member Muroski- It was mentioned there is an average of ±500 children at camp- is that through 
out the summer or at any given time? 
 Rabbi Resnick – It’s at anytime 525- 550 majority come for the full summer, some leave mid 
way and are replaced within a few days 
Q: Is there a projected change will the camp get bigger? 
 A: We in this plan and in the future, they seek to make the camp better not to increase the 
number of campers 
 
Co Chair Wylock- The gymnasium, is it being build with an option of later being enclosed if 
needed? 
 That option is there, the intent now is to leave 2 sides open.  
 
 
 Attorney Polidoro- Correction on the Negative Declaration- it originally stated 294 acres but 
should state 213 acres 
 Engineer Johnson- In an original EAF we wrote 294, in looking at the survey again, there are 
131 acres on one side of lake Ellis Road and 82 on the pother side of it , that equals 213, by 
accident we added another 82.  
 
 Attorney Polidoro- What the Board is doing tonight is there is a Master Development plan; 
SEQRA has to be done on the build out plan. As the applicant comes in to implement phases, they 
come in for site plan amendment. Tonight is the Board sees fit, they can adopt an negative 
declaration on the Master Development plan, which means the y have looked at the build out, the 
noise,  wetlands and decided that even at full build out, there would not be any adverse 
environmental impacts. The applicant has asked that Master Plan a well as the Ropes Course be 
approved, but the Gymnasium has further work to be submitted 
 
The Long Form EAF was reviewed resulting in the following decision: 
 
Motion made by Valerie LaRobardier accept and approve the Long Form EAF  2nd by Peter 
Muroski  
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 

SEQR 
State Environmental Quality Review 

NEGATIVE DECLARATION 
Notice of Determination of Non-Significance 

 
         Date: June 6, 2011 

 
This notice is issued pursuant to Part 617 of the implementing regulations pertaining to 

Article 8 (State Environmental Quality Review Act) of the Environmental Conservation Law. 
The Town of Dover Planning Board as Lead Agency has determined that the proposed 

action described below will not have a significant environmental impact and a Draft Impact 
Statement will not be prepared. 
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Name of Action: Camp Ramah Master Plan 
 
SEQR Status:  Type 1   

Unlisted  
 
Conditioned Negative Declaration:   Yes 

 No 
Description of Action: 

The Applicant, Camp Ramah in the Berkshires, has submitted an application for special 
permit approval and site plan approval of a master development plan for the proposed expansion of 
facilities at an existing 213 acre Camp Type I facility, including the construction of a new 
gymnasium, construction of a new welcome center and administration building, construction of a 
nature building, construction of new bunk facilities, and construction of a new high ropes course. 
The site is located in the RU and RC Zoning Districts, and is a permitted use subject to special 
permit approval in those districts. 
Location:  91 Ramah Road, Wingdale, NY. Tax parcel number 7161-00-610450 
 
Reasons Supporting This Determination: 
The following materials have been reviewed: 
1. Land use application and master plan from Zarecki & Associates dated 12/07/11. 
2. Land Use Application signed 3/2/11. 
3. Agricultural Data Statement signed 12/8/10. 
4. Disclosure of Interest Form dated 3/2/11. 
5. Applicant’s letter of Intent dated 3/2/11. 
6. Short Form EAF dated 2/11/11. 
7. High Ropes Course Site Plan (2 sheets) dated 3/11/11. 
8. Pictures of Typical High rope installation. 
9. Town of Dover Building and Zoning Dept letter dated 04/06/11 regarding height of platforms on poles. 
10. SWPPP prepared by Zarecki & Associates dated 3/11/11. 
11. Letter from Zarecki & Associates, dated 3/11/11. 
12. Project Narrative Master Development Plan. 
13. Project Narrative Proposed High Ropes Course. 
14. Project Narrative Proposed Gymnasium Building. 
15. Disclosure of Interest Form for Gymnasium Building dated 3/2/11. 
16. Land Use Application for Site plan and Chapter 65 for Gymnasium Building signed 3/2/11. 
17. Agricultural Data Statement for Gymnasium Building signed 12/8/10. 
18. Applicant’s letter of Intent for Gymnasium Building dated 3/2/11. 
19. Short Form EAF for Gymnasium Building dated 2/11/11. 
20. Gymnasium Site Plan Camp Ramah (2 sheets) dated 3/11/11. 
21. Long Form EAF Part 1 and 2 dated 3/2/11. 
22. Letter from Jon Dahlgren, Tim Miller Associates, to the Planning Board, Re: Revised Camp Ramah Noise 

Assessment, dated 6/1/11. 
23. Letter from Jon Dahlgren, Tim Miller Associates, to the Planning Board, Re: Camp Ramah Noise 

Assessment (response letter), dated 6/1/11. 
24. Letter from Jon Dahlgren, Tim Miller Associates, to the Planning Board, Re: Camp Ramah Noise 

Assessment, dated 5/9/11. 
25. Letter from Steve Marino, PWS, Tim Miller Associates, to the Planning Board, Re: Phase I Timber 

Rattlesnake Habitat Assessment, Camp Ramah, dated 5/9/11. 
26. Phase IA/IB Archeological Investigation, Camp Ramah in the Berkshires, Town of Dover, Dutchess 

County, New York, prepared by STRATA Cultural Resource Management, LLC, and dated April 2011. 
27. Sketch of High Ropes Course, undated. 
28. A-1 New Gymnasium Floor Plan, prepared by Zarecki and Associates, dated 4/22/11. 
29. A-2.1 Front and Left Elevations, prepared by Zarecki and Associates, dated 4/22/11. 
30. A-2.2 Rear and Right Elevations, prepared by Zarecki and Associates, dated 4/22/11. 
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31. Request for a Corps Jurisdictional Determination and NYSDEC Freshwater Wetland Determination, 
prepared by CT Male Associates, dated 4/28/11. 

32. Revised Event Management Plan, received 4/15/.11 
33. Memorandums from Ashley Ley, AKRF, Inc. dated 6/3/11, 5/11/11, 4/4/11, and 12/30/10. 
34. Memorandums from Joseph Berger, PE, LS, dated 6/6/11, 5/16/11, and 12/17/10. 

The Planning Board classified the proposed action as a Type I Action and circulated its intent to 
serve as Lead Agency in a coordinated review of the project, to which no other agency objected, on 
February 7, 2011. 

At the request of the Planning Board, the applicant retained the services of an archaeological 
consultant, STRATA Cultural Resource Management, LLC, to prepare a Phase 1A/1B 
Archaeological Investigation. This study was reviewed by the Planning Board’s consultants. Testing 
for archaeological resources was completed in the locations of proposed disturbance, although the 
entire project site was identified as having moderate sensitivity for pre-contact and archaeological 
resources. Based on the results of the archaeological testing, the proposed disturbance areas will 
not impact archaeological resources. However, other areas of the site (where no work is currently 
proposed and where no testing was completed) could still retain its sensitivity. Therefore, if new 
disturbance areas are proposed in the future, the Planning Board will require that an archaeologist 
review the changes to ensure that archaeological resources would not be affected. 

The applicant retained Tim Miller Associates (TMA) to prepare a noise study to analyze the 
potential noise impacts of the proposed Master Plan. The study was reviewed by the Planning 
Board’s consultants. No significant adverse noise impacts are anticipated to occur from the build 
out of the proposed Camp Ramah Master Plan. While the noise due to camp activities without the 
planned mitigation measures would increase the ambient noise level by more than 6 dBA, the 
absolute noise levels at the nearby receptors would be well less than 65 dBA, which NYSDEC 
criteria state is acceptable for a residential use. Additionally, the planned mitigation measures will 
further reduce noise levels at the nearby receptors. 

The applicant also retained TMA to prepare a Phase I Timber Rattlesnake Habitat Assessment. 
No potential winter hibernation or spring basking habitat areas for Timber Rattlesnakes were 
identified on land owned by Camp Ramah, including the undeveloped land on the east side of Lake 
Ellis Road. Although potential Timber Rattlesnake habitat is located less than 0.5 miles from the 
developed portion of the project site, the habitat characteristics in the area of the proposed 
development do not meet the prime habitat definition and are likely not “conducive” to rattlesnake 
use. Due to linear impediments (including Lake Ellis Road and Fish Brook), it is unlikely that Timber 
Rattlesnakes would utilize the developed portions of the property, or the areas proposed for the 
gymnasium and high ropes course. Although incidental use of the portions of the project site east of 
Lake Ellis Road may occur, the Master Plan does not propose any development east of Lake Ellis 
Road, and the existing and proposed development areas do not contain significant habitat areas. 
Therefore, no significant adverse impacts to Timber Rattlesnakes are anticipated. 

TMA also evaluated the site for potential bog turtle habitat. The habitat assessment prepared by 
TMA found that the project site wetlands do not exhibit the criteria typically associated with bog 
turtle habitat. As such, no significant adverse impacts to bog turtles are anticipated. 

The proposed gymnasium includes development within 50 feet of a wetland, which the 
applicant’s surveyor, C.T. Male Associates, has identified as being unregulated. Mitigation 
measures, such as native plantings suitable for a wetland buffer and bioretention areas for 
stormwater management will be required as part of site plan approval to lessen any potential 
impacts to this wetland. As such, no significant adverse impacts to wetlands are anticipated. 

In addition to the factors considered above, the Planning Board considered the following 
guidance from the State Environmental Quality Review Act and its implementing regulations and 
determined that the Proposed Action would: 

 
(i) Not result in “a substantial adverse change in existing air quality, ground or surface water 

quality or quantity, traffic or noise levels; a substantial increase in solid waste production; a 
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substantial increase in potential for erosion, flooding, leaching or drainage problems;” 
(§617.7(c)(1)( i ))  

(ii) Not result in “the removal or destruction of large quantities of vegetation or fauna; 
substantial interference with the movement of any resident or migratory fish or wildlife 
species; impacts on a significant habitat area; substantial adverse impacts on a threatened 
or endangered species of animal or plant, or the habitat of such a species; or other 
significant adverse impacts to natural resources;”(§617.7(c)(1)(iii) 

(iii) Not result in “the impairment of the environmental characteristics of a Critical Environmental 
Area as designated pursuant to subdivision 617.14(g) of this Part;” (§617.7(c)(1)(iii)) 

(iv) Not result in “the creation of a material conflict with a community’s current plans or goals as 
officially approved or adopted;” (§617.7(c)(1)(iv)) 

(v) Not result in “the impairment of the character or quality of important historical, 
archaeological, architectural, or aesthetic resources or of existing community or 
neighborhood character;” (§617.7(c)(1)(v)) 

(vi) Not result in “a major change in the use of either the quantity or type of energy;” 
(§617.7(c)(1)(vi)) 

(vii) Not result in “the creation of a hazard to human health;” (§617.7(c)(1)(vii)) 
(viii) Not result in “a substantial change in the use, or intensity of use, of land including 

agricultural, open space or recreational resources, or in its capacity to support existing 
uses;” (§617.7(c)(1)(viii)) 

(ix) Not result in “the encouraging or attracting of a large number of people to a place or places 
for more than a few days, compared to the number of people who would come to such place 
absent the action;” (§617.7(c)(1)(ix)) 

(x) Not result in “the creation of a material demand for other actions that would result in one of 
the above consequences;” (§617.7(c)(1)(x)) 

(xi) Not result in “changes in two or more elements of the environment, no one of which has a 
significant impact on the environment, but when considered together result in a substantial 
adverse impact on the environment; or (§617.7(c)(1)(xi)) 

The Planning Board has reviewed the full Environmental Assessment Form (EAF) and has 
thoroughly analyzed the information concerning relevant areas of environmental concern both 
submitted by the applicant and gathered by the Planning Board through its consultants. As a result 
of this careful review, the Planning Board of the Town of Dover, acting as Lead Agency, has 
determined that the proposed action will not have a significant effect on the environment and a Draft 
Environmental Impact Statement will not need to be prepared. 
 
For Further Information: 
Contact Person:  Betty-Ann Sherer 
Address:   Town of Dover Planning Department 
    126 East Duncan Hill Road 
    Dover Plains, NY 12522 
 
Telephone Number:  (845) 832-6111 ext. 100 
 
A Copy of this Notice has been filed with: 

 Town of Dover Architectural Review Board, J.H. Ketcham Hose Company, Dutchess County 
Department of Health, Dutchess County Department of Planning and Development 

 NYS Department of Environmental Conservation, Environmental Notice Bulletin 
 Army Corps of Engineers 
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Motion made by Peter Muroski approve the Negative Declaration 2nd by Tom Holmes  
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 
 

RESOLUTION ADOPTING DETERMINATION OF NON-SIGNIFICANCE  
CAMP RAMAH MASTER PLAN 

 
June 6, 2011                                                             Property Address: 1465 NYS Route 22 
 

WHEREAS, the applicant, Camp Ramah in the Berkshires, has submitted an application for special 
permit approval and site plan approval of a master development plan for the proposed expansion of facilities 
at an existing 213 acre Camp Type I facility, including the construction of a new gymnasium, construction of 
a new welcome center and administration building, construction of a nature building, and construction of new 
bunk facilities; and  
 

WHEREAS, the site is located at 91 Ramah Road, Wingdale, in the RU and RC Zoning Districts; and  
 
WHEREAS, Camp Type I is a permitted use subject to site plan and special permit approval in the 

RU and RC Zoning Districts; and  
 
WHEREAS, pursuant to Section 145-44, a Camp Type I with more than five accessory facilities must 

prepare a master development plan as part of the special permit approval process; and  
 
WHEREAS, following approval of the Master Development Plan, individual components of the 

Master Development Plan may be implemented upon receiving site plan approval; and  

WHEREAS, the application was accompanied by a Full Environmental Assessment Form (“EAF”); 
and   

 
 WHEREAS, on February 7, 2011, the Planning Board classified the project as a Type I 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 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 adopts the attached 

Notice of Negative Declaration, finding that the project will not result in any significant adverse 
environmental impacts and that a Draft Environmental Impact Statement will not be prepared; and  
 

BE IT FURTHER RESOLVED, that the Secretary to the Planning Board is hereby authorized 
and directed to distribute a copy of this resolution and the Determination of Non-Significance to the 
Town Supervisor, all involved and interested agencies, any person that has requested a copy, and to the 
ENB for publication.   

Moved by: Valerie LaRobardier Seconded by: Sharon Ipavich 
 
David Wylock  Aye  Valerie LaRobardier Aye 
Tom Holmes  Aye  Sharon Ipavich  Aye 



2011_06_06_PBM_final                     Camp Ramah, Madava Farms ESC Amendment, Crystal House, letter to DEC re 
Long EAF 
  

Page 10 of 23 

James Johnson  absent  Peter Muroski  Aye    
Michael Villano              absent              
 
Planning Board Co-Chair David Wylock 
 
Interested and Involved Agencies 
 
Town of Dover Architectural Review Board, ACOE, NYS Department of Environmental Conservation 
Dutchess County Department of Health, J.H. Ketcham Hose Company 
 
 

RESOLUTION APPROVING SPECIAL PERMIT AND SITE PLAN FOR MASTER 
DEVELOPMENT PLAN AND SITE PLAN APPROVAL FOR HIGH ROPES COURSE 

 
CAMP RAMAH MASTER PLAN 

HIGH ROPES COURSE SITE PLAN 
 

June 6, 2011                                                                 Property Address: 1465 NYS Route 22 
 

WHEREAS, the applicant, Camp Ramah in the Berkshires, has submitted an application for special 
permit approval and approval of a master development plan for the proposed expansion of facilities at an 
existing 213 acre Camp Type I facility, including the construction of a new gymnasium, construction of a new 
welcome center and administration building, construction of a nature building, and construction of new bunk 
facilities; and  
 

WHEREAS, the site is located at 91 Ramah Road, Wingdale, in the RU and RC Zoning Districts; and  
 
WHEREAS, Camp Type I is a permitted use subject to site plan and special permit approval in the 

RU and RC Zoning Districts; and  
 
WHEREAS, pursuant to Section 145-44, a Camp Type I with more than five accessory facilities must 

prepare a master development plan as part of the special permit approval process; and  
 
WHEREAS, following approval of the Master Development Plan, individual components of the 

Master Development Plan may be implemented upon receiving site plan approval; and  

WHEREAS, on June 6, 2011, the Planning Board, serving as lead agency in a coordinated review of 
the project, adopted a determination of non-significance for the Master Plan, finding that the plan would not 
result in any significant adverse environmental impacts and that a Draft Environmental Impact Statement 
would not be prepared; and  

 
 WHEREAS, pursuant to Section 239-m of the General Municipal Law, the proposed Master 
Development Plan was referred to the Dutchess County Department of Planning and Development, 
which responded on May 19, 2011, that it was a matter of local concern; and  
 
 WHEREAS, pursuant to Section 239-m of the General Municipal Law, the site plan for the 
proposed High Ropes Course was referred to the Dutchess County Department of Planning and 
Development, which responded on May 19, 2011, that it was a matter of local concern; 
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 WHEREAS, by letter dated April 6, 2011, the Town of Dover Building Inspector/Code 
Enforcement Officer determined that a height variance was not required for the ropes course since it 
is not considered a structure; and  
 
 WHEREAS, pursuant to Section 37-5A of the Town Code, the Master Development Plan the 
ropes course are not required to be reviewed by the Town of Dover Architectural Review Board as 
they are not “buildings in excess of 1,000 square feet of gross floor area” or an “applications for 
special permit or site plan approval for a building”; and  
 
 WHEREAS, in accordance with Section 145-45F of the Town Code, the applicant has 
prepared a Large Event Management Plan, which will be provided to the Building Department, the 
J.H. Ketcham Fire Company, the local ambulance company, and the NYS Police for their records; 
and  
 
 WHEREAS, a public hearing was held on the Master Development Plan and Site Plan on 
June 6, 2011, during which all those who wished to speak were heard.   

                                                                                                                                                                                       
NOW THEREFORE BE IT RESOLVED, that the Planning Board makes the following 

findings in accordance with Section 145-63B of the Town Code:  
 
1. The Master Development Plan will comply with all land use district regulations and will be 

consistent with the purposes of the zoning law and the land use district in which it is located. This 
parcel has a long history as camp use. 

 
2. The Master Development Plan will not result in excessive off-premises noise, dust, odors, 

solid waste or glare or create any public or private nuisances.  The applicant has prepared a noise 
study which concludes that noise at the property line will not exceed 65 dBa, which is acceptable for 
residential use.  The Master Development Plan proposes a partially enclosed gymnasium, which will 
reduce some of the existing outdoor noise.  

 
3. The Master Development Plan will not cause significant traffic congestion or overload 

existing roads.  Most visitors to the camp park off-site and arrive on buses to eliminate the impact on 
the local roads.  The applicant has prepared a large event management plan which addresses traffic 
control measures on event days, including parent visiting day.  

 
4. The project site will continue to be accessible to fire, police and other emergency vehicles.  
 
5. The development proposed as part of the Master Development Plan will not overload any 

public water, drainage or sewer system.  Individual components of the plan will require site plan review 
and approval of the Department of Health, as necessary, to ensure that development will not impact 
existing infrastructure.  

 
6. The Master Development Plan will not materially degrade any watercourse of other natural 

resource.  The seasonal use of the property as a Camp has a relatively low impact on adjacent water 
bodies.   

 
7. The proposed development in the Master Development Plan is suitable for the property 

which it is proposed.  Approximately 82 acres of the 213 acre Camp will remain undeveloped.  The uses 
have been laid out in a manner that keeps moves the most impactful uses away from residential uses.  
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8. The Master Development Plan provides adequate buffers from neighboring residential uses.  
 
9. The Master Development Plan does not propose commercial uses and therefore does not 

contribute to strip commercial development.  
 
10. The Master Development Plan will not adversely impact the creation of affordable housing 

in the Town.  
 
11. The Master Development Plan complies with site plan criteria; and  
 
12. The Master Development Plan will not have a greater off-site impact than if the project was 

fully developed for residential uses.  
 
BE IT FURTHER RESOLVED, that the Planning Board hereby approves the special permit 

and site plan for the Camp Ramah Master Development Plan, as shown on plans entitled, “Master Plan 
at Camp Ramah in the Berkshires, Wingdale, NY”, and authorizes the Chair of the Board or other 
authorized designee to affix his or her signature to the plan after compliance with the following 
conditions:  
 
 1. Payment of all fees and escrow.  

 
2. Revision of the Master Development Plan to include the following note: The approval of the 

Master Development Plan does not authorize the issuance of Building Permits for any proposed 
features on the Master Development Plan.  Supplemental site plan review is required to implement 
specific components of the Master Development Plan.  

 
3. Revision of the Master Development Plan to include a date and a signature block.  
 
BE IT FURTHER RESOLVED, that the Planning Board hereby approves the site plan for the 

High Ropes Course, as shown on plans entitled, “ High Ropes Course Site Plan   “, prepared by Zarecki 
and Associates, dated 03/11/11 last revised 05/23/11 and authorizes the Chair of the Board or other 
authorized designee to affix his or her signature to the plan after compliance with the following 
conditions:  

 
1. Payment of all fees and escrow.  
 
 

Moved by:  Valerie LaRobardier Seconded by: Peter Muroski 
 

David Wylock  Aye 
Valerie LaRobardier Aye 
Tom Holmes  Aye 
Sharon Ipavich  Aye 
James Johnson  absent  
Peter Muroski  Aye  
Michael Villano              absent  
 
             
Planning Board Co-Chair David Wylock 
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Interested and Involved Agencies 
 
Town of Dover Architectural Review Board, ACOE, NYS Department of Environmental Conservation 
Dutchess County Department of Health, J.H. Ketcham Hose Company 

 
Motion made by Peter Muroski Continue the Public Hearing on the Gymnasium for Camp 
Ramah to July 18, 2011 2nd by Tom Holmes  
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 

 
 

Discussions: 
 

II. MADAVA MAPLE FARM- 6962-00-333200 & 6961-00-370940 
 Applicant Wayne Neckles for Robb Turner 
  Plans prepared by Hudson Land Design 
 Property located at 47 McCourt Road, Dover, NY  

Application for Erosion Control Plan amendment, revision changes the previously 
proposed horse barn to a maple syrup production facility. Parcels are a combined 
512 acres in the RC and Stream Corridor Overlay district Site walk 5/19/2011 

 
Wayne Neckles- Most question by Joe Berger were answered 
 
Engineer Ouimet- We had been on the site May 11, 18 & 27 
Everything on site meets the plans. There were a few waivers previously granted which will need 
to be done for the modified approval. 
There’s a bond still in place of $50,000.00 which is adequate and should remain in place. 
 
Planner Ley – No further comments 
 
 Attorney Polidoro- Just to remind everyone, the applicants are here for an erosion and 
sediment control permit only, and tonight if the Board is satisfied with the all of the 
environmental concerns being addressed, they could adopt a negative declaration and re affirm 
the previous determination 
 
Motion made by Valerie LaRobardier set escrow at $1,500.00 on Madava Maple Farms Erosion 
Control amendment 2nd by Peter Muroski  
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 

 
Co Chair Wylock- While we recognize our involvement in this project is limited to the ESC permit, 
in thinking of the site, as part of the good neighbor policy- would the applicant be willing to add 
screening to the site along Corbin Road?  
A: Fencing? 
 Co – Chair- No, plantings. 
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Member Muroski- While up at the site, it was observed as a shady rocky hilly site with a lot of 
deer. 
 Here is a list of planting suggestions 
 
Native shrubs recommended for upland, rocky, shady, heavy deer location... 
 

- Clethra Alnifolia- Summersweet 
- Hypericum Kalmianum- St. Johnwort 
- Hydrangea Arborescens- Smooth Hydrangea 
- Ilex Verticillata- Winterberry Holly 
- Cornus Sericea- Red Twig Dodgwood 
- Cornus Raecemosa- Grey Twig Dogwood 
- Diervilla Lonicera- Lowbush Honeysuckle 
- Symphoricarpos Albus- White Snow Berry 
- Myrica Pennsylvanica- Bayberry 
- Hamamelis Virginiana- Witchhazel 
- Amelanchier Anifolia ‘Regent’ - Saskatoona Serviceberry  
- Calycanthus Floridus- Sweetshrub 
- Vaccinium Corymbosum- Highbush Blueberries 

  
There were certain locations where you could see the tubing in the woods. These are the shrubs 
that would work as screening. 

Q: Were there certain locations? 
 If you drive up the 2 roads, you can see the locations there were 2 or 3, not many. 
Applicant- If the tubing is too close to the road, we could move it. 

Member Muroski- Anything you could do to help screen, it is a beautiful woods, the piping 
doesn’t ruin it but it does deflect from it. 

A: if we could get together and you can show us that would be fine. We will also look at 
removing some tubing.   

 
Co Chair Wylock- A few years ago when the deer farm came before us with the fence, it 

was a very controversial subject. There are plantings there, and now if you didn’t know where 
the fence was, you couldn’t tell. 

Applicant- Well this is very fair. 
 

RESOLUTION REAFFIRMING DETERMINATION OF NON-SIGNIFICANCE  
 

MADAVA MAPLE FARM  
ESC PERMIT AMENDMENT 

 
June 6, 2011                                              Property Address: 47 McCourt Road, Dover, NY  
 

WHEREAS, the applicant, Wayne Neckles, has submitted an application for amendment of an 
erosion and sediment control permit to amend the size and location of a proposed barn and driveway on 
property located at 47 McCourt Road, Dover, identified as Tax Parcel Nos. 6962-00-333200 & 6961-00-
370940, owned by Robb Turner; and  

 
WHEREAS, the original erosion and sediment control permit was granted to the landowners on 

January 12, 2009, for construction of a single family residence, guest house, tennis courts, barn, stables, a 
constructed wetland, and associated site clearing and grading activities, for the project then known as “Robb 
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Turner”, as shown on plans prepared by Hudson Land Design Professional Engineering, dated October 14, 
2008, last revised December 12, 2008; and   

 
WHEREAS, on January 12, 2009, the Planning Board issued a determination of non-significance for 

the project, finding that no significant adverse environmental impacts would result from the project and that a 
Draft Environmental Impact Statement would not be prepared; and  

 
WHEREAS, the revised proposal is shown on plans entitled, “Overall Amended Site Plan, Madava 

Maple Farm”, prepared by Hudson Land Design, dated April 13, 2011; and  

WHEREAS, the application was accompanied by a Full Environmental Assessment Form (“EAF”); 
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 finds that the proposed 
revisions to the erosion and sediment control plan will not result in any significant adverse 
environmental impacts and reaffirms the determination of non-significance issued on January 12, 2009.  

 
 

Moved by:  Valerie LaRobardier     Seconded by:    Tom Holmes 
 
David Wylock  Aye  Valerie LaRobardier Aye 
James Johnson  Absent   Tom Holmes  Aye 
Sharon Ipavich  Aye   Peter Muroski  Aye 
Michael Villano              Absent             
 
 Planning Board Co-Chair David Wylock 
 
 
Motion made by Peter Muroski to set the Public Hearing for Crown Maple Erosion Control 
Permit Amendment for July 18, 2011 2nd by Sharon Ipavich 
 
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 
 

 
III. NEW CRYSTAL HOUSE ADDITION- 7063-12-771567 

 Applicant James Rogers for Crystal House 
 Property located at: 97 Mill Street, Dover  

Applicant seeks a special permit to add a rear second story addition to provide an 
additional 2.5 bathrooms with 9 additional resident rooms on a .97 acre parcel in 
the HR district 
 

 Mr. Rogers- Owner /Operator, the property was purchased in foreclosure in 2003. Since then 
he was licensed and certified by NYS to operate the adult home for 39 residents. At this time he 
would like to increase this by 18 residents- 9 bedrooms and 2/1/2 baths.  
He received the Comments from the Planning Board Engineer  
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He was unsure what the “LS” stamp was 
 
 Engineer Ouimet explained a survey needs to be done by a licensed surveyor. 
 
 Mr. Rogers had Zarecki’s office out to the site recently; the sewerage system was being 
addressed, which needs to be upgraded or expanded.  
 Zarecki will also be doing a complete plan, Mr. Rogers will do all work as per the DOH 
recommendations.  
 The bulk regulation tables will also be added. 
 Vehicle parking is roughly 6 there are generally 3-6 employees working at any given shift 
and the number of employees will be increase 12 in total will become 18. 
 The home is open 24 hours per day, 7 days a week.  
 The storm water will not be dramatically affected; looking on how the building is currently, 
the foot print will not change. 
 1998 there was an approval for expansion, but the changes in the water table, they would 
not let him expand it, so he has to go up, and he is open to suggestions.  
 The water line is a 4” cast iron line, more than adequate to add any amount of beds. 
 A sprinkler guy was in, right now there are 100% sprinklers and any addition will also be 
100% sprinklers as per NYS code which is what he has to follow. Sprinklers have to be in every 
room, closet, crawl space and attic space.  
 The building is inspected 4-6 times annually to insure the operation and building is to code.  
 The site distance is probably 400 hundred feet that too will be on the next plan.  
 
Q: There is a 4” water line coming in from the street? 
 A: yes.  
Q: How large is the main in the street. 
 A: I do not know, he looked at it just before he came to the meeting. 
Q: When the property was purchased in 2003, what was the use? 
 A: It was an adult home at that time. An adult home, the “Whites” owned it prior to the 
previous owner. Looking back to prior to 1973, it was an adult home. 
Q: What is your official permit form NYS, we’re just trying to understand what the use is. When 
looking at the code, it doesn’t seem to fit in the zoning district.  
 A: He would like to correct that with a Special Permit. With NYS he is licensed as an adult 
home. 
Q: Could you email a copy of the code section and/ or a copy of the permit.  
 A: I saw one in a folder; the Building Inspector has a copy.  
Attorney Polidoro – If this is a pre existing non conforming use the Board can issue a special 
permit to expand it up to 50% of its area at the time this chapter was adopted. Has the building 
been expanded at all? 
 A: It has been in 1992 he believed was the last time 
 
 Attorney Polidoro- So as a Special Use Permit, the Board would have to make finding just as 
you did for the Camp Ramah project. For example, it was compatible with the neighborhood, 
adequate parking, won’t affect traffic, etc. This would all have to be worked through. 
 Mr. Rogers- The residents in the facility do not drive. 
Q: How many residents are there currently? 
 A: 35-38, and he would like to add 18. Nursing homes are closing in the area, through 
cutbacks; they are looking to place more people in the community, who don’t really need to be 
in nursing homes. The revenue has declined, and he needs it to keep the place running 
Q: The application mentions it is VA certified, it’s not VA operated, is it? 
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 A: no it isn’t, he is under the VA, and there are veterans who live there. The VA visits 2 
times a week, nurses are sent to assure everyone is being treated correctly. VA Doctors come in 
once a month, this is not under the VA or owned by the VA, he is the sole proprietor. They 
reached out to him to take the veterans because there was no other place. 
Q: Are they all veterans? 
 A: about ½ are the other ½ are not veterans. 
Q: This is currently a pre existing non- conforming, are we going to make this more non- 
conforming? 
 Attorney Polidoro- technically yes, but the code gives you authorization to do so, so it 
would be in conformance with the code. As you would be granting an approval fro the expansion, 
although the use is not permitted, if it were a new use, they couldn’t do it, but as an existing use 
you can permit it to allow it to expand.  
 
 Planner Ley- As part of this expansion the Board should also look at improving the site 
through landscaping, architectural improvements, through ARB review. This could lessen the 
impact of the non conforming use.  
 
 Engineer Ouimet- The applicant did go through and respond to our comments, if he works 
with Zarecki as he stated he plans to, a lot of this are standard comments of review.  
 
Do you think there is room to expand the septic system there? 
Mr. Rogers- I’m looking at the property to the rear, there are 2 septic systems here and they 
could be replaced or I could purchase the property and expand. 
Q: IS it a vacant property? 
 A: yes 
Q: The 2 lots would have to be merged 
 A: Yes Zarecki did say that. 
Co Chair LaRobardier- The other property is on the river, correct? 
 A: Yes, the flood zones of 100 and 500 years were discussed; there are areas of the property 
that are not able to be used.  
 
Member Muroski- Are all of the residents over 65? 
 A: no the average age is 65, generally 49-83. 
Q: Are these residents physically or mentally handicap? 
  A: Some mental, some physical some are both, they all have to be ambulatory, he’s not 
permitted to take anyone who is not. There is a criteria, not any one who is non ambulatory, 
violent, sexually a risk. Mental health concerns could be depression, bi polar, OCD, post 
traumatic stress. They are functional they just need to be guided. We don nothing hands on, we 
make sure they take their medications correctly. Any problems, they go to the hospital. Before 
anyone becomes a resident- their backgrounds are reviewed. 
Q: They can come and go as they please? 
 A: yes it’s not a locked unit. 
Some who can’t get into a nursing home, or the private paid adult homes, because they don’t 
have money. My reimbursement is through the federal government, I take less money. 
 
Q: What do they do for recreation? 
 A: there is 19 bedroom 8 bathrooms 2 sitting areas, a dining area, the square footage is all 
to code. 
 The recreation is in the sitting areas, recreation is encouraged, and many are not 
interested, there is recreation once a day either inside or outside. There is a van that they can 
be taken to Poughkeepsie, the movies etc. A lot of them are older and don’t want to get involved 
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Q: Would you say you use Town recreation facilities? 
 A: No, not really, they’re not at that level, if they walk along the creek, that’s about it for 
their recreation. They are more or less restricted to the home. They do not ambulate as much 
they need to ambulate. They need to ambulate to the bathroom themselves, or the dining area. 
One or two might walk into town; He does take them into town. 
Q: Do you live there 
 A: no, right now it is staffed with one person at night which would be increased. People are 
paid around the clock to staff the facility. There is a family who works there, they operate it. 
Q: Are they nurses? 
 A: No I don’t need nurses. They are trained. The VA comes and trains them. He is a 
registered nurse. He can train them, medication management; a pharmacist comes in and trains 
them. They have to go through a certain amount of training per year, he has people who come in 
and train them.  
Q: Is there recreation on the property, outdoors? 
 A: There are two gazebos; he doesn’t really have any recreation. There is a garage; he did 
put some tomato plants in a garden (about 50). 
 
  
There seems to be more than one or two who walk into town 
 A: there could be, we try to limit them.  
Q: Do they have some kind of day programs they go to? 
 A: Yes they do in Millbrook, there are 6-7 who go to the day program. 
Q: right now there are 35-38 people, and from that 6 go to day programs and there are only 2 
sitting areas for those people, shouldn’t there be more seating areas? 
A: there are seating areas in the bedrooms also; it’s required by square footage for the DOH. 
They either sit outside, dining area and both sitting areas.  
 
There are group homes in the Poughkeepsie area which have less bedrooms and a higher ration of 
sitting area. 
 A: those go under a different classification, mental health and retardation. Many were State 
homes and many are closing. Most have 4 people in them. He explained a news story from the 
1970’ and the facilities which were run and are now being closed. 
 
If there are more outside facilities and a more park like atmosphere is created, it is more of a 
quality of life for these people and they might not wander off the property as much. 
 A: He did think about that when the property was purchased, to create a more park like 
setting. There is a parcel to the rear, and trails could be created.  
 
When you look out into a yard and there are things like a horse shoe pit and pockets of gardens 
and small recreation and sitting areas, it’s more welcoming, it makes people feel better. 
 A: That was one of his plans to do with the 20 acres 
 
Q: When you get new residents, are they placed there by social agencies? 
 A: they are placed by Dutchess County, St Francis calls, the Nursing home in Pawling calls 
on a regular basis, to see if there are any bed openings. 
Q: Do they go to Castle Point? 
 A: They do, for medical care twice a week that is also where some referrals come from. The 
VA last 5 bedrooms did. 
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Q: The additional 18 resident, you would like to add, are they going to be within the 49-83 year 
old age bracket? Are they going to be younger? 
 A: they would not be younger 
Q: Can you discriminate like that? 
 A: Yes, with the level of care he gives and the clientele in the facility he can keep it like 
that, with an older population. There are other facilities who take a younger population 
Q: They are all male, correct? 
 A: yes. 
  
Q: Is there signage? 
 A: There is a sign, not planning to change it. He is willing to do all recommended changes to 
the site.  
 
It would be nicer if it were made friendlier to the residents there, with gathering areas etc. 
 
Attorney - We can’t really move forward until you decide if you will be purchasing the other 
piece of property, for the septic. Maybe you would like to wait until that is figured out . Then 
you could come back with a plan that addresses both parcels.  
 A: Ok, would it be best to bring something from Zarecki? 
 
The DOH will not approve a septic that’s on another parcel, so they would have to be merged. 
That is also something this board would have to approve. Zarecki would have to create a simple 
subdivision plat for you to merge the lots and them a site plan for the merged lots. Things like 
landscaping, sitting areas would be noted on the plans for review. A table that shows that you are 
within the 50% expansion needs to be done. The code limits you to 50% expansion at the time of 
adoption of this chapter. This was adopted in 1999, so you would need to explain what the 
building was in 1999 and what you are proposing is within 50%. 
 
Would he need to purchase the property prior to show this? 
 
To move forward with the application, you wouldn’t need to purchase the property, but you 
would move forward on the premise that that would all come 1 lot and the board would not be 
able to approve it until it was all merged. You can wait to buy it until you have a plan that you 
are confident with, that is your decision.  
 
 
What are you basing that this was a group home in 1973 on? 
 It was based on when he was closing in Poughkeepsie, and it was either the DOH or when h 
spoke to someone who knew the people who owned the house, and they were the ones who told 
him.  
How many homes do you have? 
 A: just this one, he’s a registered nurse and a retired NYC fireman.  
 
Parking to be shown on revised plans 
 
Motion made by Valerie LaRobardier to set escrow at $3,000.00 2nd by Peter Muroski 
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 
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* Planner Ley created a letter of comment from the Planning Board with respect to the changes 
proposed to the Long Form Environmental Assessment Form 
 
Motion made by Valerie LaRobardier accept and submit the comment document 2nd by Sharon 
Ipavich  
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 
 
 

IV.  MINUTES : May 2 &16,2011 
Correction- May 16th minutes reflect a vote by Member Villano- who was 
absent, they have now been corrected 
 

Motion made by Peter Muroski to adopt the revised minutes of May 2 & May 16, 2011 2nd by 
Tom Holmes 
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 
 

 
Dates to Note: 
 

 The June 20, 2011 meeting has been cancelled due to reviews taking place 
on this agenda  

 The Planning Board deadline for the July 18, 2011 meeting has been 
extended from June 8, 2001 to June 15, 2011 

 The July 4, 2011 meeting has been cancelled due to Independence Day 
 The next meeting will take place on July 18, 2011  

 
Member of the Public wished to address the Board with concerns on a neighboring 
property 
 Eileen Hoag of West Duncan Hill Road- Concerns with neighboring property- when 
they first purchased their home the old “Kelly Saw Mill” was there. It was non 
operational, the dust catcher was torn down. Hunts Country Furniture came in and since 
then they built 3 buildings. One was by the old saw mill site, now it is leased out as a 
mechanic shop. The problem is their house is right there, and all they see is a huge 
garage door that faces their house. The door is usually open and air tools are used, and 
from 5:00am to 10:00pm. Air tools and heavy equipment are used on the site. There’s a 
lot of other stuff going on. The person who owns the site, in the back corner behind the 
warehouses, is doing firewood production. There is cutting of huge logs and 2 processing 
machines. There is also a gravel processing machine and mounds of dirt. Behind that 
there are 5-6 tractor trailers there. Then there are other trucks parked there when not in 
use, log trucks and trucks the mechanic shop is working on.  
Q: Who owns all of that property? 
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 A: Mr. Williams, from J&J. They built all of the warehouses, they were supposed to 
plant trees as a fence to block the view, and it was never done. They said they were 
waiting for something from the Town before they could plant the trees. She spoke to the 
Building Inspector; he said he was waiting for something from Mr. Williams, Mr. Williams 
said he was waiting fro something from the Town. 
  In addition there are 3 commercial wood stoves outside that burn from October till 
last month, the smoke is bad. She spoke to DEC, they came out and looked, since April or 
May there are new standards for the smoke stacks, but since they were here before that 
these do not have to meet that criteria.  
 Her issue is, she couldn’t even give her house away, her in-laws have the same 
problems, they have been there for 23 years, and the house was built 20 years ago. 
 
Co Chair Wylock- the 3 warehouses were built after the Hunt put up the 3 new buildings? 
 A: yes. Hunts opened up, and then the 3 warehouses went up. 
 
Co Chair- We approved the renovation to the one building that faces 22, and the final 
assembly building behind that. Did they build 3 more buildings behind it? 
 A: No, one is the original Kelly sawmills, that they fixed up it looks nicer now, the 
shell is the original building, and that’s where they lease it to a heavy truck mechanic.  
 
Co Chair- There was a green building- They painted it that still there 
 A: All the buildings were painted red. 
Q: Is that the building you’re talking about 
 A: Yes 
Q: Did you report that to the CEO? 
 A: Yes he was told that has always been a mechanic shop. Way back in the other 
corner, there was a shop there, with an apartment above it that has always been there. 
This shop has come in within the past 1-2 years. It’s leased to them, she can sit in her 
front yard and watch them and hear the air tools and all the noise. Between the wood 
processing, gravel processing, mechanic shop and the other stuff that’s parked there, it’s 
a “hot mess”. We have called and been told something is going to happen and nothing 
does. We pay taxes on a place that if we decided to sell tomorrow, we would have to 
give it away.  
 She went before the Grievance Board recently and was told they couldn’t do 
anything and that she had to come to the Planning Board. She was told the PB were the 
only ones who could do anything. DEC, Code Enforcement, they said they couldn’t do any 
thing.   
 The CEO said he’s been waiting 2 years for documents, and she questioned if there 
was a deadline or time limit to submit and was told no.  
 
Co Chair- We are not an enforcement agency, he would put in a call to the CEO in the 
morning to discuss her concerns. 
 
She feels like she is stuck in the middle and there’s nothing she can do, and she yet she is 
obligated to pay her taxes  
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Attorney Polidoro- the Assessor could reduce your taxes – they don’t need the Planning 
Board for that- 
 She understood but says she was told as far as they figure the taxes that this has no 
nearing on that, but for them as home owners, this all that they are subjected to, and 
there is weight against the value of her home. They said there is nothing they can do, 
what’s there doesn’t affect the assessment of the house, to her it does. Everything 
comes into play the surrounding area, neighbors, etc.. Every one she has gone to has said 
there is nothing they can do.  
 
The Planning Board does approve site plans, when Hunts came in for expansion, the 
Board reviewed it, looked at impacts, and probably required some screening and once all 
those conditions are met, then site plan could be signed. 
  
Mrs. Hoag- She was told what is there was not part of the plan. 
 Attorney-it’s possible some of those things were not part of Hunt’s Country 
Furniture expansion. The correct course was to go to the CEO and he should go out.  
 
Mrs. Hoag -She said he sent her to this Board, because he has no bearing over the plan. 
 Attorney-Maybe we should meet with him to discuss what was and what was not 
approved 
 
Member- What was going on, on the site when you bought your property? 
 A: Nothing- The saw mill was not in operation for years and all that was there was 
the big ugly saw dust catcher. In the far diagonal corner there was a mechanic shop.  
 
Planner- Was the property zoned commercial at the time? 
 She was told it had to operate 1 day a year to keep it that way.  
Planner- There is always a risk when buying a residential parcel next to commercial 
property that the owner of the commercial can come in and ask for approval of a use 
that is more intense than what was there when you bought your property.  
 
She does not know if having 2 warehouses, a mechanic shop, fire wood and gravel 
processing and truck storage, is usually all on the same plan on the same piece of 
property. 
 
It sounds like there were a lot of uses historically on this property, and some that were 
recently approved, it is up to the CEO to take that plan and go to the site  say ‘yes this is 
ok and no this is not’. And then issue any violations as required. 
Co Chair- He recalled approval of fixing the building facing Rt 22, and constructing the 
new building, and other than painting the green building red- 
 
 Mrs.Hoag- They didn’t re paint it; they totally resurfaced it and made it bigger. 
Co Chair – They made it larger? 
 A: oh yes.   
 Attorney- Would have to revisit the file, but does not recall any other uses than 
furniture production.  
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Co Chair Will call the CEO in the morning 
 
She gave the Building Department all of their contact information 
They are not trying to be unruly or get anyone in trouble, but this is a bit much.  
 
Motion made by Peter Muroski to adjourn at 8:54 2nd by Tom Holmes 
VOTE:   CO-CHAIR WYLOCK – AYE      CO-CHAIR VALERIE LAROBARDIER- AYE  
       MEMBER JAMES JOHNSON - ABSENT  MEMBER PETER MUROSKI – AYE 
    MEMBER MICHAEL VILLANO– ABSENT  MEMBER SHARON IPAVICH-AYE 
    MEMBER TOM HOLMES– AYE 
Motion approved 

 
Respectfully submitted, 

Betty-Ann Sherer 
Betty-Ann Sherer 
 
PlanningARB@TownofDoverNY.US 
 
   This meeting may be viewed in full on the Town of Dover web site by going to 
www.townofdoverny.us  
Full Audio may be requested for a fee by completing a FOIL request form from the Dover Town Clerk  
This meeting may now be viewed at Cablevision Channel 22 for residents who have that provider-
Please check local listings for meeting re broadcast times 
 

All reasonable accommodations will be made for persons with disabilities.  In such a case, please notify Betty-Ann Sherer in 
advance by phone at 845-832-6111 ext 100 so that arrangements can be made 

 
Please call the Planning Board Office with any questions 845-832-6111 ext 100 

 
 

http://www.townofdoverny.us/
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