
October 01, 2025 Meeting Minutes 

 Date 

01 Oct 2025 

 Planning Board Members 

Present 

• Robert Bellinger (Planning Board Chair)
• Rebecca Harcleroad (Deputy Planning Board Chair)
• John Ross
• Stephen Thibeault
• Craig Dombrowski
• Jon Hardy
• Brian Molinski
• George Weidler
• Andrew Howard (Planning Board Attorney)
• Jeremy Steuhl (Planning Board Secretary)
• Michelle Mormile (Town Engineer)

Absent 

None 

Participants 

• Greg Kline
• Andrew Horlock
• Patrick Prendergast
• Frank (Chansog) Kim
• John Hubbard
• Emily Kress
• Phil Schnackenberg
• David Sklar
• Sloan Schaffer

Correspondence 



• PB-152 - Special Use Permit (Fumbo Realty, LLC)
Applicant is still waiting on their engineer to finalize the site plan.

Applications 

Public Hearing 

• PB-159 - Subdivision (Gregory T Kline)
Subdivision application to create 2 parcels (7.132 acres & 2 acres) at 667 County Route
31. 150.-1-14

o PB-167 - Lot Line Adjustment [Hopedale Farm LLC and Gregory J. Kline]
A Lot Line Adjustment application to remove 0.245 acres from 150.-1-9 and add
it to 150.-1-14 at 667 Route 31.

• PB-161 - Subdivision (Walker Family Land, LLC)
A Major Subdivision application to create 4 parcels of off Old Route 82. 152.-1-16.3

Old Business 

• PB-156 - Site Plan Approval [Chansog Kim]
A Site Plan Review for construction of a commercial greenhouse for cannabis growing at
3461 State Route 9 Hudson, 140.-1-17.200

• PB-165 - Site Plan Approval [Emily Kress]
A Site Plan Review application to build a 720 sqft accessory apartment at 4 Orchard
Road 140.-1-2.120.

New Business 

• PB-158 - Short-Term Rental Permit (David Sklar)
A Short-Term Rental permit application at 191 Walkers Mill Road 160.-1-17.

• PB-172 - Subdivision [Charles & Felicia Webber]
A Major Subdivision application to create 4 parcels of off Maple Lane at 170.-2-6.122

• PB-174 - Special Use Permit [Sunfair Farm LLC]
A Special Use Permit application to host small and medium-sized events at our barn
located at 210 Cold Spring Road 150.-1-33.11.

Minutes 

• Meeting started with the Pledge of Allegiance at 19:00.
• Roll call at 19:01.
• Motion to accept minutes from 10 Sep 2025 was made by Craig Dombrowski, 2nd by

John Ross.
• All in favor. Motion approved.



 

 PB-125 - Special Use Permit (Caris Memory Care ) & PB-132 - Subdivision (Caris Memory 
Care) 

• Have not received any updates on these projects since the 04 Jun 2025 meeting. 
Discussed previously with applicant that they are “pencils down” and not moving 
forward with this project. 

• Robert Bellinger agreed. 
• Motion to cancel the applications as abandoned and be removed from agenda by Brian 

Molinski, 2nd by George Weidler. 
• All in favor. Motion approved. 

 

PB-159 - Subdivision (Gregory T Kline) & PB-167 - Lot Line Adjustment [Hopedale Farm LLC and 
Gregory J. Kline]  

• Motion to open the public hearing for application PB-159 was made by Stephen 
Thibeault, 2nd by George Weidler. All in favor. Motion approved. 

• Public hearing opened at 19:03. 
• Greg Kline presented his Subdivision application to create 2 parcels (7.132 acres & 2 

acres) and related Lot Line Adjustment application to remove 0.245 acres from 150.-1-9 
and add it to 150.-1-14 at 667 Route 31 150.-1-14 

• Greg discussed that the property was left to him and his son by his mother. He’s 
subdividing for his son to have the house and some property. 

• Also, the lot line adjustment is for future use to allow for a small agricultural building, so 
there’s enough room to meet setbacks. 

• Applicant provided receipts of notifying abutting neighbors. 
• Motion to close the public hearing was made by Brian Molinski, 2nd by John Ross. 
• All in favor. Motion approved. 
• Public hearing closed at 19:05. 
• Attorney Howard read through the SEAF part 2. 
• All answers are No or Small Impact. 

PB-159 SEAF Part 2 & 3 

• Motion to accept negative declaration made by Stephen Thibeault, 2nd by Craig 
Dombrowski. All in favor, motion approved. 

• Attorney Howard provided resolution to the board. 

PB-159 Resolution 

• Motion to accept the resolution was made by Craig Dombrowski, 2nd by Brian Molinski. 

https://townoflivingston.org/wp-content/uploads/2025/10/PB-159-SEAF-Pt-2-and-3.pdf
https://townoflivingston.org/wp-content/uploads/2025/10/PB-159-Resolution.pdf


• All in favor, motion approved. 

 

PB-161 - Subdivision (Walker Family Land, LLC)  

• Motion to open the public hearing for application PB-161 was made by Rebecca 
Harcleroad, 2nd by Craig Dombrowski. All in favor. Motion approved. 

• Public hearing opened at 19:09. 
• Andrew from Kaaterskill Associates presented updates for a Major Subdivision 

application to create 4 parcels of off Old Route 82. 152.-1-16.3 
• Submitted town highway driveway permits and said highway supervisor came out to 

look. 
• Submitted to DOH for septic systems. 
• Robert Bellinger asked if the public had any questions. No questions from the public. 
• John Ross asked if septics are approved. They are tentatively approved from a previous 

subdivision back in 2002, but are waiting for final approval from the county. 
• Robert Bellinger asked about the dimensions of the driveway shown on the map. They 

are on the engineering drawing. 
• Robert Bellinger asked if the property is going to be cleared. No language now that 

shows they plan to clear it. The area of disturbance will be much less than what a 
logging permit would require. 

• Michelle Mormile asked if this is based on actual field survey. Yes, it is and the note 
regarding that has been removed from the engineering plan and survey. 

• Applicant provided receipts of notifying abutting neighbors. 
• Motion to close the public hearing was made by John Ross, 2nd by Stephen Thibeault. 
• All in favor. Motion approved. 
• Public hearing closed at 19:15. 
• Attorney Howard read through the SEAF part 2. 
• All answers are No or Small Impact. 

PB-161 SEAF Part 2 & 3 

• Motion to accept negative declaration made by Rebecca Harcleroad, 2nd by Stephen 
Thibeault. All in favor, motion approved. 

• Attorney Howard provided resolution to the board. 

PB-161 Resolution 

• Robert Bellinger wants to add conditions that CC BoH Approval and driveway permits 
are approved for each lot. 

• Motion to accept the resolution with the conditions of CC BoH Approval and driveway 
permits are approved for each lot was made by George Weidler, 2nd by John Ross. 

• All in favor, motion approved. 

https://townoflivingston.org/wp-content/uploads/2025/10/PB-161-SEAF-Pt-2-and-3.pdf
https://townoflivingston.org/wp-content/uploads/2025/10/PB-161-Resolution.pdf


 

PB-156 - Site Plan Approval [Chansog Kim]  

• Pat Prendergast, along with Mr. Frank Kim and Jeff Hubbard. presented updates for 
their application for Site Plan Review for construction of a commercial greenhouse for 
cannabis growing at 3461 State Route 9 Hudson, 140.-1-17.200 

• Pat Prendergast sent in new plan today. Note, that the board has just received the 
updates plan this afternoon. 

• Pat Prendergast pointed out the wetlands and that the are at least 300' from the 
proposed septic systems. 

• Pat Prendergast stated septic will be 4' raised system and pointed out where the well 
will be. 

• Application has been made to the health department for septic. 
• Next map reviewed shows the contours of the property. 
• Paper copies were provided to the board of revised site plans. 
• Robert Bellinger asked if they would move the sign closer to route 9. The owner of that 

property is in agreement with it and you could put the sign on the ROW, which is closer 
to route 9 for all to see. Pat said they would do that. 

• Pat asked if we could schedule a public hearing. Robert Bellinger was not ready to do 
that. Many of the documents provided, were received late and need further review. Pat 
agreed. 

• Robert Bellinger would like to know more about the air scrubber and how well they 
work. Jeff Hubbard said they are two phase system, they air is scrubbed twice. Robert 
Bellinger asked about humidity in the greenhouse. Jeff said they do have dehumidifiers 
to manage that. The odor is only really an issue during a flowering cycle, which is about 
3 weeks out of the 90 day cycle. According to Jeff, the air will be scrubbed and you will 
not be able to smell anything within 100' of the greenhouse. 

• Attorney Howard asked about packaging. It’s weighed and then packaged and sent to 
distribution centers. They are using biodegradable packaging. 

• Attorney Howard asked if it’s packaged on a conveyor type system. Everything is done 
by hand. OCM inspects everything to make sure that the amount of product grown 
matches what is packaged and sent out to distribution. 

• Robert Bellinger asked about the agreement on using the ROW to access the property. 
Need more information on whether there is an agreement or not, since he believes 
Alvarez owns the property in front along 9. Would like to make sure there is a written 
agreement. 

• Fire Chief Jahns did come out to review the property and access. Fire Chief Jahns asked 
them to make some changes and clear it open. Applicant said they have already done 
that. Jeff said once the gate is installed, keys will be provided to the Fire Department. 

• Attorney Howard asked about the fence. It’s a planned 10' boundary fence. They might 
need a variance. OCM requires 8' fence, so they wanted a 10' fence. 

• Attorney Howard asked if there’s a facility nearby that uses these scrubbers. Jeff 
Hubbard said he will find one and get us info. 



• Robert Bellinger wants to review the materials that were recently provided and return 
at the November meeting. 

 

PB-165 - Site Plan Approval [Emily Kress] 

• Emily Kress and Phil Schnackenberg presented a Site Plan Review application to build a 
720 sqft accessory apartment at 4 Orchard Road 140.-1-2.120. 

• New site plan map was brought up on the screen. 
• Phil pointed out where the main house is and where the proposed new building will be. 
• There’s actually a farm driveway already where the proposed driveway is shown. 
• Pulled up septic drawing. 
• Sizes of building are not exact, they are approximate. The engineer surveyed around the 

portion of property to be developed. 
• Robert Bellinger asked if the board had any questions. No questions from the board. 
• Robert Bellinger asked if a public hearing is required. 
• Attorney Howard reviewed the code, as it’s not clear if site plan review requires a public 

hearing or not. Attorney Howard looked at the code and the code does not require a 
public hearing. It would be at the board’s discretion. 

• Robert Bellinger asked the board if they would like to have a public hearing for this 
application. Board does not require a public hearing. 

• Motion to approve the site plan by Stephen Thibeault, 2nd by Brian Molinski. 
• All in favor motion approved. 

 

PB-158 - Short-Term Rental Permit (David Sklar)  

• David Sklar presented a Short-Term Rental permit application at 191 Walkers Mill Road 
160.-1-17. 

• David and his wife have had their home on Walkers Mills Rd for about 25 years now. 
Over the past couple of years, they have made their home available as a short-term 
rental. 

• Code Enforcement Office has inspected the property and it passed inspection. 
• Robert Bellinger asked if enough parking. Yes, they can handle 4 cars in the basketball 

court/driveway. 
• George Weidler asked if there is a parking regulation by the state. For every 2 

occupants, should have a parking spot. 
• Robert Bellinger asked if neighbors are ok. David said no one has ever complained. 
• David Sklar asked about the permit and if it would valid for a year from date or till end 

of year. The law is in the process of being updated to reflect one year from the date. 
• Brian Molinski did not think we need a public hearing. 



• Motion to waive the public hearing and approve the application was made by George 
Weidler, 2nd by Brian Molinski. 

• All in favor. Motion approved. 

 

PB-172 - Subdivision [Charles & Felicia Webber]  

• Applicant’s maps are not stamped by the surveyor. Postponed to the 05 Nov 2025 
meeting. 

 

PB-174 - Special Use Permit [Sunfair Farm LLC]  

• Sloan Schaffer presented a Special Use Permit application to host small and medium-
sized events at his barn located at 210 Cold Spring Road 150.-1-33.11. 

• Andrew Howard has recused himself from this application. 
• Robert Bellinger commented about events being held at this property in the past 

without the property permits. 
• Sloan said he would like to get a proper permit. 
• Robert Bellinger asked Sloan if he has read the commercial event law yet. Sloan said he 

has not, but will. Robert provided him with a copy of the law. 
• Robert Bellinger asked about the number of lots. There’s 2 lots involved. One has an 

existing barn and facilities, in which they would like to hold events. 
• Robert Bellinger asked how many events. They’ve done a few smaller. They received a 

violation letter. They don’t have a set number of events, but want conform to the rules. 
They would like to do things that are fun and hopefully benefit the community. 

• Robert Bellinger suggested they read the commercial event law and then return to the 
planning board. 

• John Ross asked if everything would be inside. Sloan said yes. There’s a barn. Plus room 
for a tent. 

• Michelle Mormile commented that they were talking about a maximum of 24 events per 
calendar year, operating year round, having amplified music, between a time frame, a 
maximum amount of guests of up to 150 at this site, having 5 to 8 staff per event, 
including coordinators, custodians, and security. So there was a bit of a narrative about 

the maximum events that you were out considering?  Sloan said yes, it was it was sort 
of a general, it was sort of a general baseline. Robert Bellinger wants to have specifics. 
The commercial event law talks about that. 

• Sloan asked if the he has to follow the distances to the property line, even if he owns 
the other parcel? Robert Bellinger said yes, since it is a separate parcel, regardless who 
owns it. 

• Michelle Mormile and Robert Bellinger really recommend you read the section of code 
to see how it applies to your site. 



• Robert Bellinger discussed the requirement notifying the town ahead of time regarding
events.

• John Ross asked about bathrooms. There is a bathroom and kitchen in the barn. They
would however for events, have portable restrooms brought in.

• George Weidler asked where the events would be held. In the barn and possibly a
temporary tent. Michelle Mormile stated you should indicate that on the site plan.

• Michelle Mormile commented about amplified music under tents and that the law does
not permit that. All amplified music has to be inside and a tent is not considered a
closed structure.

• Robert Bellinger wants the driveway to be up to fire department standards, so that
emergency vehicles can gain access to the property.

• Escrow will be required for this project.
• Motion to set escrow for $3000 was made by Craig Dombrowski, 2nd by Stephen

Thibeault.
• All in favor, motion approved.
• Applicant will provide escrow check and return in November.

• There being no further business, a motion to adjourn was made by John Ross, 2nd by
George Weidler.

• All present voted AYE. Motion passed.
• Next scheduled meeting will be held 05 Nov 2025.
• Meeting closed at 20:06.

Respectfully submitted, 

Jeremy Steuhl 
Secretary Livingston Planning Board 
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