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Town of Windham Planning Board Meeting 
Thursday, July 7, 2022 

 

Board Members Present: Chairperson: Thomas Poelker 
Members: Lisa Jaeger, John O’Grady, Matthew Jordan, Claudia Lane 
  

 

Board Members Absent:   
 

Also Present: Scott Ouimet, Chris Suda, Betty Lohonan, Dusan Popovic, Gail Quan, George 
Tripses, Patti Brooks, Chris Cretti, Nicholas Zotse, Peter Zotse, Tina Zotse, Jay 
Fink, Darrin Elsom, Nancy K Bennett, Illegible, Robert Greifeld, Arlene Kucan, 
Pat Higgins, M Papson, Bridget Lopez, Pete Lopez, Illegible, Sarah Trinkle, 
Marianna Leman, Illegible (see attached 1) 

 

Member, Jaeger, called the meeting to order at 7:00 PM, followed by the Pledge of Allegiance. 
 
PUBLIC HEARING - SUB-DIVISION: Greifeld 798-2 Mitchell Hollow Road TM# 46.00-2-69.1 and 47.00-
2-1. Received certified mail receipts. Received packets to send out for Lead Agency. Notice was read for the 
record. 
Ms. Brooks reviewed the project for the Public, 182 acres to be divided into 4 lots and a private roadway.  
First question from the Public was to please clarify the acreage being subdivided, answer was that in the 
past there was and lot line adjustment but there is still two deeds and TM#’s. Mr. Suda’s next question was, 
what will be the point of access for the back, 100+ acre lot (flag lot), answer there is two points of access for 
that lot, an existing ROW and will have access from the private roadway. Suda is concerned about how the 
“substandard” ROW will be used. What will be the buffer for the new buildings on each lot, answer 
structures will be built near the center of each lot with 100 feet from any property line and the existing 
trees, approx. 20 feet will not be disturbed. Suda also expressed concern about Fire numbers, he stated they 
are a mess right now, Ouimet expressed that the new structures will have numbers off the private road. 
Will they be rebuilding the existing bridge? Ouimet stated yes. For the record Suda is concerned that the 
two ROW’s and access to the private road will create a loop through his property with unregulated traffic. 
Mr. Tripses, who owns the front lot adjacent to the road where the bridge with the ROW is located inquired 
about who was responsible for repairing the bridge? Trippses was advised that that bridge is not connected 
to the proposed project.  
A representative for a neighbor adjacent to proposed lot 3 asked about absorption field which are fairly 
close to the water well, what is the proposed distance. The primary is 130 feet from the well and DEP 
regulation is 100 feet. Rep said he was told it should be 200 feet. Ouimet explained 200 feet if it is downhill 
and in direct line. Ouimet walked the lot with someone from the DEP and all the proposed absorption field 
are within all guidelines. 
Letters were received and read for the record. (see attached 2) 
Motion to continue the Public Hearing was made by Member Jordan, seconded by Member O’Grady with 4 
in favor and 1 absent. 
  

Minutes accepted and approved. 

Motion made by: Member O’Grady 

2nd by: Member Jordan 

In Favor: 5 Opposed: 0 Absent: 0 

Signed and Dated: Sandra Allen 8/4/2022 
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PUBLIC HEARING – MINOR SUB-DIVISION CONTINUED: Bruce McNab Elm Ridge Road TM# 96.00-
5-88.1 and 96.00-5-88.2. No Public in attendance. Elsom reviewed the final plat maps with additional 
language stating: lots less than 2 acres need site-plan review, lighting will be typical residential lighting that 
will not impact offsite properties, and lots 1 & 2 need DEP individual stormwater permits. 
Waiting for DEP final approval in writing of the septic, only verbal right now. And as requested the 
driveway agreement is being drafted by the attorney. Motion to continue the Public Hearing was made by 
Member Jordan, seconded by Member Lane with an all-in favor.  
 
PUBLIC HEARING MAJOR SUB-DIVISION CONTINUED: Windham Luxury Estates formerly known as 
Catskill Holdings Windham LLC aka Bonfiglio 116 & 225 Galway Rd TM# 79.00-1-40. Representative 
Ouimet reviewed the project for the Public. Proposed project is approximately 130 acres on both sides of 
Galway Road subdivided into 12 lots of varying sizes.  
Chairperson Poelker stated that there has been extensive research and discussions with the Town 
Attorney’s, past and present as well as State Officials. This Board looks at applications on an individual 
basis, we do not set policy.  
Received a memo and resolution from Delaware Engineering who represents the Town of Windham for this 
project. Read Delaware Engineering Letter, Part II and Part III for the record. (see attached 3) Delaware 
Engineering recommended classifying SEQR as an Unlisted Action. DE went on to state that review of full 
EAF reveals no moderate to large impacts have been identified, several small and minor impacts were listed 
(please refer to attachment 3). As a result of the foregoing considerations these potential impacts are all 
considered minor or small and will not result in significant adverse environmental impacts therefore the 
determination of significance is hereby a Negative Declaration.  
The Public expressed that they are still concerned about the safety and that the Fire and Ambulance depts 
have not been consulted about this project. Ms. Lopez stated that she was informed by Fire and Ambulance 
depts that they are not happy with going up and down Windmont Rd and Club Rd during bad events. 
Elsom explained that the pitch on the above-mentioned roads at a 20% grade and the proposed subdivision 
road will be 10% and less and built to the current regulations, fire access code, and will adhere to all safety 
measures, the proposed road cannot be compared to Windmont or Club Rd. Ouimet stated that in 
discussions with DE and the Highway Super they have no objections or concerns. Ouimet said he has 
reached out to the Fire dept. several times with no return call. 
Ms. Leman stated that it is NY Dept of State Building Standards and Codes Division not the Windham Fire 
Dept that needs to give approval, they are not qualified in the sense of taking responsibility for that or 
legally able. Leman expressed her concern about other projects which have received approval from this 
Board in the past, Whisper Creek was mentioned and that not even a ladder truck could get to that building 
in case of an emergency; she was informed that this project is in compliance with all requirements for 
health and safety.  
Member O’Grady requested that Highway Super Thorington attend a meeting to address concerns.  
Lopez was asked if she and the other residents on Galway Rd at the present feel unsafe. Do they feel that 
presently they cannot be serviced by fire or ambulance services? Lopez answered, “no that’s not what I’m 
saying, on Galway Rd we’re getting plowed out and they are doing due diligence.” She’s concerned about 
the project’s private road, Ouimet explained that there is a Road Maintenance Agreement stating that each 
of the lots must contribute to maintaining the road.  
Mr. Lopez stated that the Comprehensive Plan set the tone for all land use regulations, and all regulations 
have to conform to the Comprehensive Plan and if local land use law is not in conformance with the 
adopted Comprehensive Plan it risks litigation and that litigation would take the form of an Article 78 
which would tie up Town resources, local resources, require a Judge to look at the Comprehensive Plan and 
determine how closely the decision reflect or not reflect the adopted Comprehensive Plan. Ouimet 
addressed Lopez’s statement saying Delaware Engineering who assisted regularly with the Comprehensive 
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Plan reviewed this subdivision and SEQR questions and determined that the proposed project is in 
conformance with the Comprehensive Plan. Lopez suggested that there may be a risk element for the Town 
if it doesn’t look more carefully at the Comprehensive Plan and the testimony that has been provided. 
Lopez went on to say there is a concern about the water supply and suggested a hydrology be done. He also 
requested that they get the option of the Fire Dept. He further requested some kind of insurance or bond 
for the Developer to assure everything is done correctly and to specs. 
Others in the Public expressed concerns covered at past meetings such as water, sewer, past unapproved 
activities from the Applicant. All letters and emails are attached. (see attached 4) 
Motion to continue the Public Hearing was made by Member Lane, seconded by O’Grady with an all-in 
favor.  
Elsom asked what was needed to continue for the next meeting. This Board would like in writing the 
concerns of the local Fire Dept and First Responders regarding road safety.  
 
SIGN PERMIT: WRIP Jay Fink 265 South St (The Bentley House) Reviewed all documents and pictures. 
Actual sign was present. Received an Approval Letter from Windham Mountain. There is a pre-existing 
signpost approx. 8 feet from the road. Motion to approve was made by Member Lane, seconded by Member 
Jordan with an all-in favor.  
    
SIGN PERMIT: Windham Ventures - Pat Higgins 5104 State Route 23. Reviewed documents and pictures.  
Higgins described the project for members not at the previous meeting, moving old sign to a new location, 
which is located at the junction of State Route 23 and State Route 296. Reviewed Sign Laws, only one off-
site location permitted, sign design and location must not obstruct traffic, cause visual blight or detract 
from property value adjacent to the property where the sign is erected. All signs shall be compatible within 
the context of its visual and physical environment. This Board requested a different sign design to fit the 
visual aesthetics of the area of proposed location. Higgins and Members will meet at the area and review a 
new sign design. 
 

Meeting was adjourned at 9:00 PM on a motion by Member Jaeger, seconded by Member O’Grady with an 
all-in favor. 
 
Minutes written from recording and notes. 
Respectfully Submitted,  
 
 
Sandra Allen, Recording Secretary 
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