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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 



EXHIBIT A



518.371.0799 
mj@mjteam.com 
mjteam.com 

Fishkill, NY 
Levittown, NY 
Picatinny, NJ 
Melbourne, FL 

21 Corporate Drive  
Clifton Park, NY 12065 

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 14th, 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: 

• § 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.

• § 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.

• § 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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• § 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. 

• § 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: 

• (1) a waiver from the requirement that a secondary point of access, separate from Eastwoods Drive, be 
provided.  

• (2) a waiver 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.O.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. 
 



 

Zena Homes Subdivision Response 
July 31, 2026 
Page 5 of 5 

 
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, 
 
 
 
 
 
Walter F. Lippmann, P.E. 
Associate, Land Development Group Manager 
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Gallis Hill Rd/Valley View/Stickles Ter 
(Ulster/R-60 Zoning) 



4904-7661-0913.v1 



4904-7661-0913.v1 

GROG KILL ROAD SUBDIVISION 
(Woodstock) 
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ABBEY ROAD SUBDIVISION 
(Woodstock) 
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MT TOBIAS ROAD SUBDIVISION 
(Woodstock) 
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——-——-+-— 100’ WETLAND BUFFER . PIPE FOUND IN SBL: 27.2-3-36.110 TOTAL AREA CONSERVEDH00.91 AG ZONING LOT SCHEDULE REAR 50 FT SUBDIVISION PLAN 
eae Snares \ STONE PILE L.4383 ~ P.159 NOTE: BUILDING SETBACKS ARE BASED ON A TYPICAL HOME AS SHOWN ON THIS PRELIMINARY MAXIMUM BUILDING HEIGHT ge aes eon 
i l \ PLAN AND IS SUBJECT TO CHANGE WITH ACTUAL DESIGNS AND CONSTRUCTION 
| | CONSERVATION AREA SAGHOSED LOT DIGTURSANGES say Tepe | WERE MAXIMUM STRUCTURE COVERAGE 10% FAM ACRES CONSTRUCTION LLC 
(‘2e>e-e-8 a e MINIMUM OPEN SPACE 70% 

% LOT #| TOTAL LOT AREA | BUILDABLE LOT AREA * [ PROPOSED DISTURBANCE POTBREOT |) ROE ih TARO | EAD: URRY, | | ERE: ROL RE, See Bip aad at 
pat \ LOT 1 4.34 AC 3,95 AC N/A: EXISTING HOME LOT # AREA __| WIDTH | SETBACK | SETBACK | SETBACK | HEIGHT | COVERAGE | SPACE 

| = * : : : ULSTER COUNTY ~ NEW YORK 
| RESERVE SEPTIC DISPOSAL AREA — PROPOSED \ LOT 2 7.50 AC 2.52 AC 0.6 AC Lot 1 4.34AC | 614FT | 7FT* | S4FT | 206FT | <35FT 2.1% 96.8% 
ia ar eee? \ LOT 3 6.80 AC 1.63 AC 0.6 AC Lot2_ | 7.50AC | 547FT | 52FT | 210FT | S5OFT | <35FT | 0.7% 94.7% 100 0 100 200 300 
ni tecloeatg , LOT 4 6.06 AC 1.77_AC 0.6 AC Lot3 | 680AC | 390FT | 100FT | 80FT | 630FT | <35FT | 0.8% | 100.0% 23-165 A 

LOT 5 7.34 AC 1.58 AC 0.5 AC Lot4 | 6,06AC | 363FT | g0FT | 140FT | GooFT | <35FT | 0.9% 99.0% ; . 
[BRIAR SEP EG: Dig Uae Ritern = REC ROE? LOT 6 22.11 AC 2.17 AC 0.8 AC Lot5 | 7.34AC_| 322FT | 1oorT | Sart | Sort | <35FT | 0.8% | 96.7% FILED Seale: 1" 100 

! ! ig J I] H 22M Sree nnn : Dig gsafely. LOT 7 10.06 AC 9.33 AC 0.7 AC Lot6 | 22.11ACc | 185FT | 330FT | 7OFT | 900FT | <35FT | 0.2% 99.5% SEPTEMBER 21. 2023 
| New 2York LOT 8 8.91 AC 6.83 AC 0.8 AC Lot7 | 10.06ac | 400rt | 100FT | 90FT | 1050FT | <35FT | 0.5% | 98.4% OCT 1 12023 

BUILDING—EXISTING Call Before You Dig LOT 9 21.95 AC 9.69 AC 0.8 AC tots | s91ac | 343FT | 280FT | 135FT | GoorT | <35FT | 0.6% | 98.8% 
Bi Continn Upihy Respones aan i“ eel i a38 Ae ve a tot9 | 21.95ac | 820FT | sort | 175Ft | z7ort | <35Ft | 0.3% | 97.9% Nina Postupack MEDENBACH & EGGERS 
Ei Respect The Marks : : : Ulster County Clerk CIVIL ENGINEERING & LAND SURVEYING, P.C Lot10 | 1617AC | 450FT | 345FT | 105FT | 470FT | <35FT | 0.3% 98.9% , PC. 

SINGLE FAMILY DWELLING-PROPOSED eg Sal ry LOT 12 27.28 AC N/A: NO BUILD LOT N/A: NO BUILD LOT = = STONE RIDGE, NEW YORK (845) 687-0047 ae CALL 811 PROPOSED ROADS * ake Loti1 | 8.31AC | 430FT | 320FT | S8FT | 280FT | <35FT | 0.7% | 96.3% fp Jo K 
fis er eRtterey www.digsafelyny.com s : | { FOTALS| 146.85 AC 46.05 AG 13. AC Lot12 | 27.28AC N/A : NO BUILD LOT 100.0% 

y _ *PRE-EXISTING, NON-CONFORMING STRUCTURE 
ei * AREA OUTSIDE OF CONSERVATION EASEMENT WILLTAM ROBES EGGERS: DS E20 019 PROPOSED DRIVEWAY Se NEW YORK“LYE. NO. 49785 SHEET 1 OF 2 
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ico: ee a eee a ee ee ee) ee ae | | | 
_ ae a ee ae: WN --7—-- Pe to ely, ee Ms a Pee de 7 LPS sep oD Geen een ‘etme ea SN ee eas Se 2. Sep ae Pa. BURKLUND re eee mote LOCH Mae? 2 Sete, 

a cw fal | 
Sey ANN LANE L.3863 ~ P.116 

— a 
a 

e\0 Be ee | % N/F a Sa eas - ] 

aa \ PETERSEN is A 
_ SBL: 27.2~3-41 ad L| 

L.3047 ~ P.246 
PIPE FOUND 2 andes 

a PIPE FOUND, N 47°47'04" E 300.20' — 38.24 

| | N 48°10'40" E. 445,077) —— 

| | 

| N/F 
ay AUSTIN \ 63 69 

| o SBL: 27.2-3-42 
l @ L.6568 ~ P.189 La 

=} 28 
m > = 

HAMILTON & AGULAR oS 2 

green asim 4 STONE MONUMENT FOUND resanceeees 
l N/E | L.4040 ~ P.096 z \ O 

on 

| HELM | gt 5 & ag e201 

SBL:27.2-3~43 = STONE PILE FOUND -X), N 30°47 ire o 

L.1768 ~ P.075 = a4 2S 
e | y oak SCALE: 1" = 1,000' 

: LOT 6 y as 
Pee 

£22. LD AG ¥ Wenn i 
| | Or y é ary TOTAL LOT AREA = 146.83 AC 

a Shan Pa ee ~— Fe @, LO & ” i = fs) 
Pep OE ent een ee LZ Se oy) TOTAL AREA CONSERVED = 101.4 AC (69.0%) 

: ie ¢ 

f 100° S an TOTAL BUILDABLE AREA = 45.6 AC (31.0% 
ae , oe DOW BURRER pore | ie eee 

ja \ ”f { len” 889 At hoes TOTAL PROPOSED ROAD DISTURBANCE = 4.9 AC (3.3%) 

\ 
iA < _ ms aT 'e on B ae — ~S@—e.—*" 

~ | * eo, pe 

\ se cence CONSERVATION h ee ‘teentee ~~ 8eeant” pate epee ee aes es a TOTAL PROPOSED LOT DISTURBANCE = 7.3 AC (4.9%) 
~ - on == 

LINE @ 480.08" ai os 6, a\2 ALT PPO 
mene AREA #1 ests.) fener Ag TOTAL PROPOSED DISTURBANCE = 12.2 AC (8.3%) 

7 oeenn* A; & 
mere TET OL t \ = AVERAGE DENSITY: 146.83 AC/ 11 BUILDING 

| PIPE FOUND mI ee fe oe LOTS = 13.3 AC PER LOT 
ae / ee eacinenciteuaceen toeusns 

PIPE FOUND —aacig0e' E 312.34 \ ae ae See 

a ee LOT.6 crore HR 
228 or on" +. 22,11:AC | TS es i ce sae ie Meee ee 

PIPE FOUND IN arr rset y day ee) yf 

STONE PILE “a Ss “ Ag Ww ay 

ae 100" We BUFFER Re ose Cae Loy Be 
LOT 12 VE . . oo TTR ‘7 

N 09°46'58" E oe ai }) ~~ \ on” Pox nS) xy @ Sie 2 ~s | wv 93.44 (NO BUILD, TO BE s PO ed tents oar or” ae WT e are & 
Pa CONVEYED, TO WOODSY . a oN vt a PPR i a _ 2 ‘oo Ly 

‘ MACK.LLC, 1 oa Vos sirisie'w ta7032 Bi ap ee eas ee ie Ste > = 
MADE PART-OF LOT | / WE aes \| [) WETLAND x PN 11818"E, 1379.32 = ‘ z N272.87-—s__ NOTES 

—-—-, = BS “22 | / aie , Sei . ‘Bata ae 1. SUBJECT TO DESIGN AND ENGINEERING CONSTRUCTION DETAILS AS 
—— 27.2 Wenzttes l 4 2 Te A Ee or ee. 38 1. 4 eT IE SHOWN ON PRELIMINARY PLANS ON RECORD WITH THE TOWN OF 

ae = ; a Wer ae =~ > ODSTOCK. = % VL AREA 27: 28,AC yy \ ae Ae wae Yoder Bees se ‘Te xe ge een eat 2. SUBJECT TO THE TERMS OF A DECLARATION OF COVENANTS, 
EYP AIL Y TyY> en. At Sah Wiss ne Vi et 2 CONDITIONS, EASEMENTS AND RESTRICTIONS TO BE FILED WITH THE 

eee > @ ve won ee i LOT 7 IIT PPO TPP LL Ye Pty \\ I 7 ULSTER COUNTY CLERKS OFFICE. 
Sen6 . -e Beye . ~~ i ¥. 3. SUBJECT TO THE TERMS OF A DECLARATION OF EASEMENT AND 

ee ent Se ents \ <0 as + 10.06 AC rs \ \ / MAINTENANCE. AGREEMENT. 
OF . yi : =e \ j 4. SUBJECT TO THE TERMS OF A DECLARATION OF CONSERVATION 

ee. SN S £ Pe. 1 RESTRICTIONS TO BE FILED WITH THE ULSTER COUNTY CLERKS OFFICE. 
Go re y, mI i a I Pate: 5. ALL LOT OWNERS WILL BE REQUIRED TO BE MEMBERS OF AND 

FO OO OO AOL ed. Z / rye = | Hef SUBJECT TO THE TERMS OF A HOMEOWNERS ASSOCIATION. 
Fe Q Bre * x , / ~ tae 9 6an 9 8ee— ree [i 6. WETLANDS FLAGGED IN JULY OF 2021 BY ECOLOGICAL SOLUTIONS LLC 

eee oo >, \ y ‘ ten < y ‘Mm X IN ACCORDANCE WITH USACE WETLAND DELINEATION MANUAL ROUTINE 
i QD o Prt ~ \ 7. OS EX) ys : DETERMINATION METHODS AND FIELD LOCATED BY MEDENBACH & 

ere \e Jom WETLAND 4 : Mo ee RO or, | \ ‘ . EGGERS PC 
LRXOO X o* eee... * j . eee ee c | 7. NO TREE CLEARING SHALL BE ALLOWED BETWEEN APRIL 1ST AND 

y Sa Se _ / 2499 4 Yn Los WETEAND Sy AL \ —" ~« ae OCTOBER 31ST TO PROTECT THE SPRING/SUMMER NESTING HABITAT OF 

j “ , ES - ap ys “< see a \ Se THE. INDIANA. BAT...APPLICANT.. SHALL. COMPLY. WITH. APPLICABLE. DEC 
a? ae i fe a Se j “<0 Vi GUIDELINES REGARDING PROTECTION OF INDIANA BATS. 

whe / as 3 _o-w6 \ \ 8. ULSTER COUNTY HEALTH DEPARTMENT PERMITS FOR SEPTIC DISPOSAL 

: Ly See Ra EX oA YT) - S55 : RS \ 9, THE SWPPP WILL NEED TO BE REVISED IF THERE ARE ANY CHANGES oo 4) = S 55°78'93" ; . 
/ 7 LOK’ 7 tet as aa aire meer / a ‘ TO THE PROPOSED HOUSE SITES. 

: th i ee as IX a ep e803" E 1188.77 —— / ls PROPOSED MINOR ROAD\ / 
l S / os CONSERVATION o6 een oer err hs; WOODFERN ROAD" ! 7 

! : i AREA #1 : z SJ nianectss cuoamtnnesees LY | ie 
= “sf ~~ © 

% / 6 Ni \y © ve oa Pf iy \ APPROVED BY THE TOWN OF WOODSTOCK PLANNING BOARD 

8 f 
AO ons 7 “i \ 

2 it = ee SS Re ee” / _* \ NS DATE Sip. 23, 2029 
= A y a / ~ ‘ 2 

| NIF f ale . | O74 iff, a SIs CHAIRMAN fp D-\226 4 WWP* 21-045 
___ JENKINS if 'WETLAND | 10 alll [sf /] i 1 SBL: 27.2-3-35 HO : Sa . 3 yo sf / y ee af hb le wy? 

~ ~ pp 
id 

L.1857 ~ P.192 Ly a S ») Seer LOT 8 EEL ool’ ] 

\ Z NOW OR FORMERLY 28 8 a “ae x x 
; ® a 2 S/ 

: WOODSY MACK LLC £8.91 AC i alll Ss ae % @ OWNERS ENDORSEMENT 
é or SBL: 27.2—3~15.100 LOT 9 

y , L.6944 ~ P,138 / I/WE, THE OWNER(S) AND/OR LEASE, UNDERSTAND |/WE MUST CONFORM EXACTLY 

: Sere f ee + 21.95 AC 0 THESE PLANS re SONED BY THE TOWN OF WOODSTOCK PLANNING BOARD. 

W cae | as x x 
ANY AND ALL CHANGES REQUIRE FORMAL AMENDMENT 

a \ & ne <i BY ME/US TO THE PLANNING BOARD 

19 9? 4 / ¥ 14g’ W 459.67 v 
f 43°32'46 . &, p 

G | | / oe ? ee —— _§ 8 oe. OWNER Sih: DATED: A Lbe(2%_ 
Pee J 5 47°0508" W 300.67 IRON ROD FOUND Oy | 

| Ee \ Jy on IN STONE PILE SIGN: DATED: 
\ oe STONE MONUMENT FOUND 

| <3 | 7 al ® IRON ROD FOUND 
O IRON PIPE FOUND APPLICANT 

1 KA beac Poy TN = STONE MONUMENT OUND i FAM ACRES CONSTRUCTION, LLC 
bY eee BON ROBEOUNG © STONE PILE FOUND 212 CALIFORNIA QUARRY ROAD 

| paw , “Gg 45°57'57" W 250.95 A CONSERVATION MARKER 
WOODSTOCK, NY 12498 

—=-= cae a ROW BOD FOUND PROPERTY LINE 
. \ 

‘fe a —--—--—-- — ADJACENT PROPERTY LINE OWNER 
j WINE 

: JENKINS °s_ NOWORFORMERLY =—“——SO mm PROPERTY LINE SETBACK FAM ACRES CONSTRUCTION, LLC 

SBL: 27.2-3-35 
212 CALIFORNIA QUARRY ROAD 

Wi seer ee peettase MACK LLC ~ RIGHT OF WAY & DRAINAGE EASEMENTS | NGOUETOGE WY Ise 
\ : re ant ean BL: 27.2—3~15.100 - 

\ Pos L.6944 ~ P.138 Bretton Wetieeg tae ZONING REQUIREMENTS TAX MAP ID# 
: we —--—--- DRIVEWAY & ROAD-—GRAVEL FOR R3 ZONE 27.2-3-14.100 

\ y a O_ GUARDRAIL REQUIRED 

\" 
LOT AREA 

—§— u. — UTILITY LINE & POLE MINIMUM LOT AREA 3. AC + 146.83 ACRES 

STONEWALL MINIMUM LOT WIDTH 200 FT ; 

= MINIMUM YARD SETBACKS 
——... —_—... —— STREAM & POND - FRONT 50 FT 

SIDE 50 FT 
(YY YYYY™ TREE LINE REAR 50 FT 
RAS SLES MAXIMUM BUILDING HEIGHT 35 FT 

| WETLANDS MAXIMUM STRUCTURE COVERAGE 10% FINAL PLAT: 
0. MINIMUM OPEN SPACE 70% 
lS eee 100’ WETLAND BUFFER 

SUBDIVISION PLAN 

FOR : 

FOR UL 
| | CONSERVATION AREA ZONING LOT SCHEDULE FAM ACRES CONSTRUCTION LLC 

NOTE: BUILDING SETBACKS ARE BASED ON A TYPICAL HOME AS SHOWN ON THIS PRELIMINARY 
Ian ind PLAN AND IS SUBJECT TO CHANGE WITH ACTUAL DESIGNS AND CONSTRUCTION be ckedie 

TOWN OF WOODSTOCK 

ie ‘ FRONT SIDE REAR ULSTER COUNTY ~NEW YORK 

| | RESERVE SEPTIC DISPOSAL AREA — PROPOSED TOTALLOT | LOT | YARD | YARD | YARD | BLD |STRUCTURE| OPEN 
es SoD LOT# AREA | WIDTH | SETBACK | SETBACK | SETBACK | HEIGHT | COVERAGE | SPACE 100 0 100 200 300 

miomicaaits! . Lot 1 434AC | G14FT | 7FT* | S4FT | 206FT | <35FT 2.1% 96.8% 3-68 . a 

| Lot2 | 7.50AC | 517FT | 52FT | 210FT | 550FT | <35FT | 0.7% 94.7% 2 B Scale: 1" = 100' 
| PRIMARY SEPTIC DISPOSAL AREA — PROPOSED Lot3 | 680AC | 390FT | 100FT | SOFT | G30FT | <35FT | 0.8% | 100.0% FILED, 

eo } Lot4 | 606AC | 363FT | 80FT | 140FT | GOOFT | <35FT 0.9% 99.0% —lLH Mi 

_ £ Lots | 7.34AC | 322FT | 100FT | SiFT | S80FT | <35FT | 0.8% 96.7% 
Dig pSafely. abe BUILDINGSENSTINE tot6 | 2211AC | 185Ft | 330FT | 7oFT | 900FT | <35FT | 0.2% | 99.5% OCT 1 12023 J SEPTEMBER 21, 2023 

ew ayYyor Lot 7 10.06AC | 400FT | 100FT | SOFT | 1050FT | <35FT 0.5% 98.4% Nina Postupack 

reste tips en Lot8 | 891AC_| 343FT | 280FT | 135FT | G6OFT | <35FT | 0.6% 98.8% Ulster County Clerk MEDENBACH & EGGERS 
[i Confirm Utility Response SINGLE FAMILY DWELLING—PROPOSED toto | 2195Ac | s2ort | sort | 175Ft | 77ort | <35FT | 0.3% | 97.9% | yi K \ CIVIL ENGINEERING & LAND SURVEYING, PC. 
i Respect The Marks 

~ > STONE RIDGE, NEW YORK (845) 687-0047 

BH Dig With Care Reece tot10 | 16.17ACc | 450FT | 315FT | 105FT | 470FT | <35FT 0.3% 98.9% QA 

CALL 811 y 4 Loti1 | 831AC_ | 430FT | 320FT | SaFT | 280FT | <35FT | 0.7% | 96.3% Los 
www. digeafelyny.com (2teesem see , - Lot12 | 27.28AC N/A : NO BUILD LOT 100.0% WILLIAM R T EGGERS, LS asenrs 

PROP Oe en aT i *PRE-EXISTING, NON-CONFORMING STRUCTURE NEW Y IC. NO. 49785 SHEET 2 OF 2         
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