
  

                          
 

 

 

Town of Shandaken Planning Board 

Public Hearing – William McGuinn – Subdivision 

Minutes August 14, 2024 6:45pm 

 

The Public Hearing was called to order with the pledge of allegiance at 6:45pm. 

 

Roll called, and attendance was recorded as follows: 

 

 Cliff Rabuffo, Chair Present 

 Art Christie  Absent 

 Joanne Kalb  Absent 

 John Horn  Present 

 Allen Shiner  Present 

 Sam Spata  Present 

 Vivian Welton  Present 

 

Roll Call Summary: 5 Present; 2 Absent 

 

Others Present: Don Brewer (applicant representative), William McGuinn 

 

Legal Notice regarding the Public Hearing was read. Don Brewer is present representing the 

applicant and gives a brief run down of the subdivision.  

 

With no questions or comments from the Board or the audience, and having received no 

correspondence regarding the Public Hearing, Board Member Spata makes a motion to close the 

Public Hearing, seconded by Board Member Welton; all in favor. 
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Town of Shandaken Planning Board 

Public Hearing – Max & Carole Huber – Special Use Permit 

Minutes August 14, 2024 7:00pm 

 

The Public Hearing was called to order at 7:00pm. 

 

Attendance was recorded as follows: 

 

 Cliff Rabuffo, Chair Present 

 Art Christie  Absent 

 Joanne Kalb  Absent 

 John Horn  Present 

 Allen Shiner  Present 

 Sam Spata  Present 

 Vivian Welton  Present 

 

Roll Call Summary: 5 Present; 2 Absent 

 

Others Present: Carole Huber 

 

Legal Notice regarding the Public Hearing was read. Carol Huber is present and gives a brief run 

down of the request for Special Use Permit in order to construct a new home, and convert the 

existing home on the property to an Accessory Dwelling Unit.  

 

With no questions or comments from the Board or the audience, and having received no 

correspondence regarding the Public Hearing, Board Member Spata makes a motion to close the 

Public Hearing, seconded by Board Member Welton; all in favor. 
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Town of Shandaken Planning Board 

Minutes for the Regular Monthly Meeting 

August 14, 2024  

 

The regular monthly meeting was called to order at 7:05pm. 

 

Roll called, and attendance was recorded as follows: 

 

 Cliff Rabuffo, Chair Present 

 Art Christie  Absent 

 Joanne Kalb  Absent 

 John Horn  Present 

 Allen Shiner  Present 

 Sam Spata  Present 

 Vivian Welton  Present 

 

Roll Call Summary: 5 Present; 2 Absent 

 

Minutes: 

 

Motion made by Board Member Spata to approve the previous months minutes, seconded by Board 

Member Welton; all in favor.  

 

Old Business: 

 

William McGuinn – Subdivision 

 

With no questions or comments from the Board, Board Member Spata makes a motion to approve the 

subdivision, seconded by Board Member Welton, roll call vote as follows: 

 

 Cliff Rabuffo, Chair Yes 

 Art Christie  Absent 

 Joanne Kalb  Absent 

 John Horn  Yes 

 Allen Shiner  Yes 

 Sam Spata  Yes 

 Vivian Welton  Yes 

 

5 Yes, 2 Absent 
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Max and Carole Huber – Special Use Permit 

 

With no questions or comments from the Board, Board Member Spata makes a motion to approve the 

Special Use Permit, seconded by Board Member Welton, roll call vote as follows: 

 

 Cliff Rabuffo, Chair Yes 

 Art Christie  Absent 

 Joanne Kalb  Absent 

 John Horn  Yes 

 Allen Shiner  Yes 

 Sam Spata  Yes 

 Vivian Welton  Yes 

 

5 Yes, 2 Absent 

 

 

APFU LLC – Site Plan Review/Special Use Permit – 13.-2-1.112 

 

Since the workshop held on July 31, 2024 the applicant has submitted a Lighting Plan, 

correspondence regarding the wetland, and information regarding the requested landscaping, all of 

which have been made a part of these minutes. 

 

The Board asks for information about the lighting that was submitted. Applicant informs the Board 

that there will be 6 – 8 lights on the building near the doors. If the lights that he submitted 

information on are not available when he’s ready to install them, they will use other dark sky 

compliant lighting. There will not be any lighting in the parking areas since all the parking will be 

along the building.  

 

Regarding the landscaping, the Board asks that none of the existing trees at the front of the lot be 

removed, and asks that the applicant adds a note to the Site Plan that there will be continuous 

plantings along the front of the property. Applicant states they will either add that to the Site Plan or 

as a note that is attached to the application. 

 

The Board reviewed the submitted information regarding the wetlands. 

 

The Board discusses the SEQR status, and concludes that this will be listed as an unlisted action for 

SEQR review. The Board determines that an uncoordinated review will be done. 

 

The application will be referred to Ulster County Planning Board for their comments. 

 

New Business: 

 

Jon Ritter & Becky Hubbert – Special Use Permit – 24.15-1-20 

 

Applicant is seeking a Special Use Permit to construct a Guest Cottage on their property located at 

1161 Woodland Valley Road. The proposed Guest Cottage would be constructed in the same 

footprint as a garage that burned down last year. Mr. Ritter attended the workshop on July 31, 2024 to 

discuss the project with the Board. 

 

The Guest Cottage will have a ½ bath on the second floor. The first floor will be studio/work space. 

They may install a sink on the first floor. There will be no kitchen in the structure. 

 

Following conversations with DEP the applicant received an email from them stating they have no 

concerns with the proposed Guest Cottage being connected to the existing septic. (Letter attached to 

these minutes.) 



  
 

The Board reviews the SEAF and following discussion determines that this will be a Type II action, 

and will not require any further environmental review.  

 

A motion is made by Board Member Spata to hold a Public Hearing regarding this application on 

September 11, 2024 at 6:45pm, seconded by Board Member Welton; all in favor.  

 

Daniel Marlatt & Christopher Colasanti – Lot Line Revision – 35.-1-11 & 35.-1-12 

 

Mr. Colasanti and Colin Houston (representing Mr. Marlatt) are present. Mr. Colasanti purchased his 

property in 2012, and is seeking this lot line revision to purchase roughly 10 acres of land from Mr. 

Marlatt. This lot line would transfer the part of Mr. Colasanti’s property on the west side of Traver 

Hollow to Mr. Marlatt, and would transfer about 10 acres on the east side of Traver Hollow owned by 

Mr. Marlatt to Mr. Colasanti. Creating lots as follows: 

 

35.-1-11 – 208.16 acres 

 

35.-1-12 – 13.54 acres 

 

With no further questions from the Board, Board Member Spata makes a motion to approve the lot 

line revision, seconded by Board Member Welton; roll call vote: 

 

 Cliff Rabuffo, Chair Yes 

 Art Christie  Absent 

 Joanne Kalb  Absent 

 John Horn  Yes 

 Allen Shiner  Yes 

 Sam Spata  Yes 

 Vivian Welton  Yes 

 

5 Yes, 2 Absent 

 

Nick Torres & Pine Hill Fire Co – Lot Line Revision – 4.46-4-29 & 4.46-4-31.200 

 

Don Brewer is present representing the applicants. The lot line revision would transfer .48 acres from 

the Pine Hill Fire Co to Mr. Torres to correct some issues with the current property line cutting 

through some of Mr. Torres’s accessory structures, creating lots as follows: 

 

4.46-4-29 – 7.210 acres 

 

4.46-4-31.200 – 1.366 acres 

 

With no further questions from the Board, Board Member Spata makes a motion to approve the lot 

line revision, seconded by Board Member Welton; roll call vote: 

 

 Cliff Rabuffo, Chair Yes 

 Art Christie  Absent 

 Joanne Kalb  Absent 

 John Horn  Yes 

 Allen Shiner  Yes 

 Sam Spata  Yes 

 Vivian Welton  Yes 

 

5 Yes, 2 Absent 

 



  
Beyond Hotels LLC – Special Use Permit – 5.1-2-13 

 

Paul Scudder has been operating a small farm stand on the property this summer. Following notice 

from the Zoning Enforcement Officer that a Special Use Permit was required to continue the use an 

application for a Special Use Permit was submitted to the Planning Board. 

 

The farm stand is open 7 days a week, but sees the most traffic Friday – Sunday. 

 

They attended the workshop in July, during which the Planning Board decided that they could 

approve the application with a Sketch Plan Conference so a Public Hearing is not required. 

 

With no further questions from the Board, Board Member Spata makes a motion to approve the 

Special Use Permit without any conditions, seconded by Board Member Welton; roll call vote: 

 

 Cliff Rabuffo, Chair Yes 

 Art Christie  Absent 

 Joanne Kalb  Absent 

 John Horn  Yes 

 Allen Shiner  Yes 

 Sam Spata  Yes 

 Vivian Welton  Yes 

 

5 Yes, 2 Absent 

 

Communications 

 

Planning Board is in receipt of a letter from the Law Office of Michael Moriello regarding the invoices 

submitted by SLR for their consultation for the Aurum application. (Letter has been made a part of 

these minutes.) Letter expresses concerns that the applicant feels that the review by SLR is too 

extensive and the corresponding billing is excessive. 

 

Board agrees that a meeting between Aurum, SLR, and Planning Board Chair is appropriate to 

discuss the extent of the review going forward. 

 

Adjournment: 

 

With no further business before the Board a motion to close the meeting was made by Board Member 

Spata, seconded by Board Member Welton; all in favor. Meeting was closed at 8:18. 



Proposed Greenery for SBL: 13.-2-1.112 

 

 

First and foremost the trees along NY-28 are in coordination with house on SBL: 13.-2-1.111 and no 
others should be needed. 

The front of the building will have landscaping similar to 6280 NY-28 (See page 5).  Including but not 
limited to rhododendrons, azaleas, hydrangeas and the like. 

 

 

 

 

 



 

 

One planning board member complained that they don’t want to see our new building when driving 
home.  Do they see this beautiful building next door to current house? 

Another planning board member commented about the color we painted 6280 NY-28.  The house next 
door is multi-colored, we weren’t sure which color to choose. 



 

 

 



 

It will be hard to build to match house across the street.   

We try to build with 90-degree angles, so places don’t fall apart. 

 

 



I guess we are ruining the neighborhood. 

We fix all broken stuff.  We fixed or added trim to all openings and painted it nicely. 

However, we can’t figure out how to get mold and moss to grow on the roof. 

 

 

 

 

 

 



Proposed Lighting for SBL: 13.-2-1.112 

Tenant Doors: 1 per door  

Sides of Building: 4 per side 

Hampton Bay 6.1 in. Black Integrated LED Hardwired Outdoor Wall Light Lantern Sconce with Frosted Glass ILW1691L-3 - The 
Home Depot 

 

https://www.homedepot.com/p/Hampton-Bay-6-1-in-Black-Integrated-LED-Hardwired-Outdoor-Wall-Light-Lantern-Sconce-with-Frosted-Glass-ILW1691L-3/206811494
https://www.homedepot.com/p/Hampton-Bay-6-1-in-Black-Integrated-LED-Hardwired-Outdoor-Wall-Light-Lantern-Sconce-with-Frosted-Glass-ILW1691L-3/206811494


If this fixture is no longer available or does not fulfill our needs we reserve the right to use approved products on the 
DarkSky.org website 

 

DarkSky Approved products | DarkSky International 

Home Depot (darksky.org) 

https://darksky.org/what-we-do/darksky-approved/products-companies/
https://darksky.org/what-we-do/darksky-approved/products-companies/#!/Home-Depot/c/19294005/offset=27


Wetlands Rebuttal for SBL: 13.-2-1.112 

 

The Shandaken code states “delineated” [116.21] or “mapped” [116.28] by the New York State Department of Environmental 
Conservation 

There are no indications of Wetlands by the New York State Department of Environmental Conservation, thus this is a moot 
point.  
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