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Alec R. Gladd, Esq.
agladd @cuddyfeder.com
September 2, 2026
By Email & Fedex
Hon. Peter Cross, Chair
And Members of the Planning Board
Town of Woodstock
47 Comeau Drive
Woodstock, New York 12449
RE: Eastwoods Drive Roadway Improvement and Extension
Applicant: Zena Development, LLC
Property: Eastwoods Drive (38.2-1-43, 38.2-1-44 & 38.2-1-38.100)

Dear Chairperson Cross and Members of the Planning Board:

On behalf of Zena Development, LLC (Applicant), we respectfully submit this letter and the
following materials in furtherance of the pending applications for Site Plan Review, Minor
Subdivision and Wetland and Watercourse Permit (WWP) approval to improve portions of
Eastwoods Drive and extend it approximately 1,200 feet to the Town of Ulster.

Clarification on Requested Waivers

The Applicant is only seeking to waive two (2) requirements from the Town of Woodstock Major
Road Standards, as provided by Section 202-32G. The first requirement is that the road be paved
(see Sections 202-32G(4) and 202-32G(20)). The second requirement is that the road have four
foot graded shoulders (see Sections 202-32G(4) and 202-32G(15).

Section 202-32G(4)states that “[t]he minimum width of road right-of-way shall be 50 feet and the
minimum width of road pavement shall be 20 feet with shoulders on each side of a width of four
feet.” Section 202-32G(15) similarly states that “the proposed road shall be graded for a full
twenty-eight-foot width...” Section 202-32G(20) requires the road to be finished with “motor
paving or blacktop”.

At the Planning Board’s prior request, the Applicant is maintaining Eastwoods Drive as a gravel
surface. But the entire length of Eastwoods Drive will be improved to the minimum width of 20
feet. The variation from the above standards is that for the 900 feet of the existing 3,400 foot
road that is within a wetland or wetland buffer area, the Applicant is proposing to forgo the four
foot graded shoulders to reduce potential negative effects. That is, everywhere else outside the
900 linear feet of wetland and wetland buffer areas, Eastwoods Drive will fully comply with the
Section 202-32G Major Road Standards and include four foot graded shoulders.
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The other waivers requested are from the generally applicable subdivision design standards
contained in Sections 202-32(C) and (D)(1). Sections 202-32(C) and (D)(1) require subdivisions
of 20 or more lots to have at least two connections with existing roads and that any dead-end road
be restricted to a length of 2,000 feet. As further detailed in our January 13, 2026 and July 23,
2025 submissions, constructing a secondary access road creates redundant ground disturbance
and tree clearing in a Town designated Critical Environmental Areas (CEA) when it has been
demonstrated that a single, existing, road is sufficient for providing access. Eastwoods Drive
serves several existing residences and the Applicant is only proposing a 1,200 foot extension to
reach the Town of Ulster. This is the only construction in Woodstock, leaving the balance of the
CEA untouched. Likewise, the new road extension avoids any wetland and wetland buffer areas,
but construction of a new secondary access road would require direct wetland disturbance.
Additionally, service and emergency vehicles currently have unobstructed access to each existing
home on Eastwoods Drive, where the current roadway width varies from 10 to 19 feet. The
Applicant will be improving the existing portion of Eastwoods Drive to a uniform width of 20 feet
and adding a hammerhead turn around at the airstrip. Accordingly, service and emergency
vehicles will continue to have unobstructed — if not substantially improved — access. Based on the
foregoing, the Applicant meets the Code criteria for a wavier/modification, which should be
granted. See Section 202-32E(2)(a).

Updates to Wetland Mitigation Plans

The Applicant’s last appearance before the Planning Board was on November 6, 2025. At that
meeting, the Board requested and the Applicant has since incorporated the following additional
mitigations into the Wetland and Watercourse Mitigation figures:

1. Orange construction fencing around wetlands to prevent intrusion during roadway
construction;

2. Little bluestem has been added to planting plan;

3. Culvert Wildlife Guides have been added to direct amphibians to the culverts;

4. The proposed seed mix for the wetland buffer restoration areas is to be approved by the
Town;

5. A culvert and wildlife guides have been added to the portion of the road extension area
approximately 60 meters from Wetland DM-7; and

6. A proposed intersection sign per traffic study has been incorporated.

Materials Submitted in Furtherance of the Applications for Site Plan Review, Minor
Subdivision, and Wetland and Watercourse Permit Approval:

Enclosed please find one (1) digital and four (4) hard copies of the following materials submitted
in furtherance of the applications:

Exhibit A: Eastwoods Drive Road Construction Narrative, prepared by MJ
Engineering and Land Surveying, P.C., dated July 31, 2026;
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Exhibit B: Woodstock Wetland and Watercourse Permit Mitigation Figures, prepared
by MJ Engineering and Land Surveying, P.C., revised June 2026;

Exhibit C: Single-Access Subdivision Examples; and

Exhibit D: Copy of the Minor Subdivision Plat, previously submitted and dated July
17, 2024.

The Applicant looks forward to continuing the review of the Project at the Planning Board’s next
available meeting. In the meantime, should the Board or Town Staff require anything further,
please do not hesitate to contact us.

Very truly yours,

Alec R. Gladd
Enc.
Cc:  Zena Development, LLC

MJ Engineering and Land Surveying, P.C.
Labella Associates
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July 31, 2026 \

Mr. Frank Almquist, Planning Board Chair
Town of Ulster Planning Board

1 Town Hall Drive

Lake Katrine, NY 12449

Re: Zena Development, LLC
Ruby Woods (off Eastwoods Drive)

Dear Chair Almquist and Members of the Planning Board:

MJ Engineering, Architecture, Landscape Architecture, and Land Surveying, P.C. (MJ) is in receipt of a letter
from the law offices of Rodenhausen Chale & Polidoro LLP dated July 14", 2026, on behalf of the Woodstock Land
Conservancy (“WLC”), in which concerns were raised on the feasibility of site access to the proposed Zena Homes
Subdivision. We provide the following technical clarification on behalf of the Applicant concerning Eastwoods Drive.

Throughout the Zena Homes Subdivision project, various improvements to site access have been proposed for
implementation due to minor anticipated increases in traffic volume resulting from said development. Access to the
subdivision, located within the Town of Woodstock, will be provided through Eastwoods Drive, a privately owned
gravel roadway of varying width. There are NYSDEC-regulated wetlands and NYSDEC-regulated wetland buffer areas
present along approximately 900 of its 3,400-foot existing length and the roadway is crossed by three existing culverts,
all of which were found to be in a deteriorated state and no longer functioning as intended.

Under the Town of Woodstock Code § 202-32, Eastwoods Drive should be classified as an “Intermediate Road” or
even a “Major Road” because it presently serves 9 lots, although more than 11 existing lots (12 in total) could
presumably gain access from it.

That said, Eastwoods Drive does not currently meet the design standards specified within said code for even a
“Minor Road” (roads serving less than 5 lots), which may already present significant transportation and public safety
issues for current residents. Eastwoods Drive has been evaluated and found to be currently deficient in the following
minor road standards:

e §202-32 D (1) which states that “Any cul-de-sac or permanent dead-end road shall be restricted to a length of
2,000 feet in order to provide for convenience of traffic movement and to facilitate effective police, fire and
related emergency protection. At the end of cul-de-sac or permanent dead-end roads there shall be a paved
"T" turnaround or equivalent fully paved circle with a radius of 50 feet. The "T" portion of the turnaround shall
be paved to a width of 30 feet and shall have a minimum overall length of 120 feet. Where the end of the road
meets the turnaround, flares of 30 feet in radius shall be provided on each side of the road to facilitate turning
into the "T".” The current road does not meet this standard.

e §202-32 F(2) which states that “The minimum width of traveled way of a minor road shall be 20 feet, including
shoulders, with a minimum traveled way of 16 feet.” The current road does not meet this standard.

e §202-32 F (5) which states that “The minimum length of a vertical curve shall be 100 feet but not less than 20
feet for each one-percent difference in grade. The minimum radius of horizontal curves shall be 100 feet
measured at the center line.” The current road does not meet this standard.
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e §202-32 F (7) which states that “not less than 12 inches of compacted quarry rubble, creek gravel, or run-of-
bank gravel or other pervious material acceptable to the Town Superintendent of Highways or designated
Town Engineer shall be placed over the entire width of the traveled way. This shall be topped with not less
than three inches of Item 4 or 400 fines.” The current road does not meet this standard.

e §202-32 F (9) which states that “turnarounds at the end of such road shall be adequate under the particular
circumstances of the road as determined by the Planning Board in consultation with the Town Superintendent
of Highways or designated Town Engineer.” The current road does not meet this standard.

With the construction of the Zena Homes Subdivision, Eastwoods Drive will be extended and improved to
provide access to the new development; it will remain privately owned and will continue to serve existing residents
while also accommodating an additional 30 single-family dwelling units once the project reaches its completion.
Because it will serve more than 11 lots, access will be classified and constructed in accordance with the Town of
Woodstock “Major Road” standards to the greatest extent practicable given existing site constraints, special
circumstances of the particular roadway per § 202-32 E (2), and at the discretion of the Town. While the comment
letter correctly notes that the applicant seeks the approval of waivers through Woodstock for completion of the
project, there are only two proposed waivers at this time. They include:

e (1) awaiver from the requirement that a secondary point of access, separate from Eastwoods Drive, be

provided.

e (2) awaiver from the requirement that Eastwoods Drive contain a 20-foot asphalt carriageway with 4-foot

graded shoulders along its entire length (the Woodstock Planning Board has explicitly requested the
installation of a gravel surface).

Otherwise, the to-be-improved Eastwoods Drive will be designed and constructed to meet all Town of Woodstock
and state code requirements.

The extension of Eastwoods Drive into Ulster will also be constructed in accordance with § 161-19 Subdivision of
Land and § 190 Zoning Law within the Town of Ulster Code to the greatest extent practicable given existing site
constraints and at the discretion of the Town (Ulster).

The sections below respond to the specific concerns raised in the comment letter regarding Eastwoods Drive's
compliance with Town road standards and the adequacy of the transportation-related SEQRA review.

1. Eastwoods Drive Dimensional Standard Compliance

The comment letter correctly notes that Eastwoods Drive currently functions as an access road serving a
small number of residential lots and does not, in its existing condition, meet Town (Woodstock) dimensional
standards; the Applicant does not dispute the road’s existing deficiencies. As stated above and under proposed
conditions, Eastwoods Drive will be extended and improved in accordance with “Major Road” code to the greatest
extent practicable. At the request of the Town of Woodstock, and to maintain the existing character of the
surrounding area, the roadway surface will remain gravel (unpaved).

In areas where there are no adjacent NYSDEC-regulated wetland or wetland buffer areas present, the
roadway’s width will be widened to contain a 20-foot carriageway and 4-foot graded shoulders under § 202-32 G (4)
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and Appendix B. In areas where there are adjacent NYSDEC-regulated wetland or wetland buffer areas, the 20-foot
carriageway will be continued however the 4-foot shoulders will be omitted from design; Eastwoods Drive’s
southern edge of traveled way will be maintained and any widening of the roadway will occur toward its northern
edge to best preserve the adjacent NYSDEC-regulated wetland and wetland buffer areas.

A “T” turn-around will also be installed under § 202-32 D (1), Appendix D near the existing grass runway and
two (2) cul-de-sacs will be used within the subdivision in the Town of Ulster. This represents a substantial upgrade
from existing conditions and directly addresses the concern that "a road designed for substantially lower traffic
volumes" would be asked to serve the proposed project.

2. Roadway Base Material and Structural Adequacy

The comment letter raises the question of whether the existing roadway base can support temporary
construction activities and increased long-term traffic volumes. The Applicant agrees that the existing gravel depth is
deficient relative to Town (Woodstock) standards and, for that reason, the project proposes remediation of the
existing roadway section. To bring Eastwoods Drive into compliance with the “Major Road” design standards of §
202-32 G (19) and § 202-32 G (4) Appendix B which include 12-inches of “compacted approved quarry rubble, creek
gravel, or R.0.B. gravel” and 6-inches of “compacted approved gravel, item 4, or 400 fines”, pavement cores will be
taken to determine the existing materials used and their depths. This will also determine the amount of material
that needs to be installed. Any core samples taken will occur prior to construction. This remediation is intended to
address any long-term maintenance or deterioration of material concerns.

Please refer to attached for the gravel surface detail included in the Zena Homes Subdivision plans.

3. Wetland Culverts

Three existing culverts beneath Eastwoods Drive connect NYSDEC-regulated wetland and wetland buffer
areas located on either side of the road. All three of these culverts are currently in a deteriorated state and, as part
of the proposed construction, the Applicant intends to replace them. The new culverts will be sized-up and, at the
request of the both Town of Woodstock and the Town of Ulster, will possess natural bottoms and directional
barriers to promote wildlife crossings; an additional culvert crossing will be installed beneath the roadway extension
(closer to the Town of Ulster and the subdivision) also containing a natural bottom and directional barriers.
Replacement of these drainage facilities will both correct an existing deficiency, independent of the project, and
ensure that the reconstructed roadway does not impede hydraulic connectivity between wetland areas which the
existing culverts were originally intended to preserve. The 20-foot carriageway expansion to the north as referenced
above, also intends to minimize the extent of wetland disturbance associated with the remediation of Eastwoods
Drive.

4. Traffic Volumes and Intersection Capacity

Question 13(a) of the Full EAF asks whether the project would cause projected traffic volumes to exceed the
capacity of the existing transportation network. This question has been directly evaluated in the Traffic Impact
Analysis prepared by LaBella Associates (dated March 21, 2024), which conservatively assumes 56 residential units
(well above the 30 single-family homes actually proposed) and evaluates three study intersections, including Zena
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Highwoods Road/Eastwoods Drive.

The results of that analysis show that the project will generate approximately 44 trips in the weekday peak
AM hour and 58 trips in the weekday peak PM hour. These results demonstrate that a new trip would occur roughly
every 2 to 6 minutes which is well below the standard ITE trip-generation threshold of 100 peak-hour trips on a
single approach used to screen projects for detailed off-site intersection analysis. Despite falling below that
threshold, LaBella performed a full capacity analysis at the request of the Town (Woodstock).

Using the Highway Capacity Manual, 6th Edition methodology, the capacity analysis shows that all study
intersections operate at a Level of Service of either A or B under 2026 Build conditions, with only minimal increases
in average delay compared with the No-Build scenario. The single approach that crosses from LOS A to LOS B (the
Zena Highwoods Road southbound approach at Sawkill Road in the PM peak) does so by only four-tenths of one
second, which remains within the range of "clearly acceptable conditions" of either a LOS A, B, or C. These results
demonstrate that the existing and improved roadway network has ample reserve capacity to accommodate the
project's traffic and that its minor increases in traffic volumes pose no significant adverse transportation impact
under SEQRA.

5. Sight Distance

At the Town Planning Board's request (Woodstock), LaBella has performed a dedicated Sight Distance
Analysis (dated September 17, 2025) at the Zena-Highwoods Road/ Eastwoods Drive intersection based on field
measurements and AASHTO's A Policy on Geometric Design of Highways and Streets (2018). That analysis confirms
that all measured stopping sight distances exceed the AASHTO-recommended values in every direction, and that
stopping sight distance, which is identified as a critical safety factor, is adequate in all cases. While the intersection
sight distance looking left from Eastwoods Drive is somewhat below the AASHTO desirable value, LaBella's analysis,
cross-checked against Figure 2C-101 of the NYS Supplement to the National MUTCD, confirms that this condition
falls within the "less than desirable but not critically limited" range, for which Intersection Warning signs are not
required. The Applicant does not object to the Town's discretionary installation of Intersection Warning signs as an
additional safeguard and has proposed for them to be installed as part of the project. No geometric or vegetative
sight-distance improvements are necessary for the project to proceed safely.

6. Emergency Access and NYS Fire Code Compliance

The comment letter correctly identifies NYS Fire Code Appendix D, § D107.1 as generally requiring two fire
apparatus access roads for developments of 30 or more dwelling units, subject to the exceptions and modifications
available under that section, and notes that Woodstock Town Code generally discourages dead-end roads for larger
subdivisions. The Applicant recognizes that emergency access and roadway redundancy are legitimate public safety
considerations. To alleviate these concerns, the Applicant has opted to install approved automatic sprinkler systems
in each of the 30 housing units under § D107.1 Exception (1) and to place a dry hydrant at one of the stormwater
management basins for use by emergency personnel. The 30 units will be incorporated into an HOA agreement
which will maintain Eastwoods drive in the event of an obstruction within the point of access such as with a fallen
tree. The project's proposed 20-foot minimum carriageway width standard for Eastwoods Drive is sized specifically
to meet the fire apparatus access road width required under NYS Fire Code § 502.2.1.
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The current Zena Homes Subdivision design, including the installation of approved automatic sprinkler
systems, has been reviewed by the Town of Ulster Fire inspector and deemed acceptable. The Town of Woodstock
fire inspector has deemed the roadway width and material as acceptable. It has been demonstrated to both the
Town of Woodstock and the Town of Ulster that installation of a second means of access would lead to further
clearing of forested areas, larger amounts of foreign material being introduced into the site, and greater potential
for NYSDEC-regulated wetland and wetland buffer area disturbance. The Applicant will continue to work with the
Town, the Planning Board, and the local fire district through site plan and subdivision review and will provide any
additional analysis the Board deems necessary as part of that continuing review. This coordination is a component of
the site plan/fire code compliance process and does not, in the Applicant's view, indicate that the transportation
impacts of the project have gone unevaluated under SEQRA.

7. Conclusion

Taken together, the remediation and extension of Eastwoods Drive to the “Major Road” standard (with a
wetland-sensitive reduced width and through coordination with the Town), the replacement of the three
deteriorated wetland culverts, and the findings of the Traffic Impact Analysis and Sight Distance Analysis
demonstrate that the transportation and public safety questions raised under EAF Question 13(a) have been
substantively evaluated. The Applicant respectfully submits that the record supports a finding that the project's
transportation impacts, including those associated with Eastwoods Drive, do not rise to the level of a significant
adverse environmental impact under SEQRA, and that any remaining refinements can appropriately be addressed as
conditions of site plan and subdivision approval.

We appreciate the Board's and the commenter's attention to these issues and are available to provide any
additional information the Board may require.

Should you have any questions, please do not hesitate to contact me at (518) 371-0799.

Sincerely,

_ ppmann, P.E.
¢rate, Land Development Group Manager
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