
  

TOWN OF MILAN PLANNING BOARD MEETING MINUTES – FINAL 
WEDNESDAY, APRIL 4, 2018

MEMBERS PRESENT: MEMBERS ABSENT:

Joan Wyant, Chairman Jeffrey Anagnos
Nathaniel Charny Radford West
Kim Godfrey
James Jeffreys Also Present:
John Mautone

Chairman Wyant opened the meeting at 7:00 p.m.   

Public Hearings:

1. Taconic Retreat Center -  Paul Bowen, Taconic Retreat Center Executive 
Director, and Chad Fletemeyer from Fletemeyer & Lee Associates were present 
for the public hearing for this ongoing site master plan application.  Chairperson 
Wyant read the legal notice that was posted in the paper and sent to neighboring 
landowners within 200 feet of the property boundary line.  Mr. Bowen described 
the ongoing project which, looking towards the future, is to re-build the facility 
which celebrated its 50th year anniversary last year.  Many of the buildings are 
ending their life span so Mr. Bowen and his team looked at other Christian camp 
facilities and conference centers and chose to go with Fletemeyer &Lee who 
design camp and conference centers for facilities all over the country, including 
several local facilities.  Taconic Retreat Center (TRC) submitted the first 
application to the Planning Board about a year ago for approval for a site master 
plan which will be built out in phases as it requires fund raising.   Mr. Bowen 
thanked everyone for their work on the project.  Chad Fletemeyer described the 
process that went into the development of the master plan from assessing what is 
needed as a starting point and then doing a site analysis including facility 
disposition and then combining these two with the objectives of being 
environmentally sensitive and allowing TRC to maintain itself as a natural place 
as TRC’s greatest asset is its natural environment.  That is what attracts people.  
Secondly, the plan is not intended to expand capacity of the retreat center by any 
great numbers.  Current capacity is around 200 guests and with the new facility at 
full build out it will be around 250 guests at one time.  TRC is limited now by 
operational components such as the dining room and meeting room capacity and 
they don’t have the staff to expand.  As far as the facilities themselves, this is long 
range planning involving about a 15 year process.  This is a master plan, not a 
detailed refined specific plan that is absolutely going to happen.  They will have 
to fund raise and bring financial means to bear that will allow these facilities to 
come on line.  They have identified a potential first phase but even that is a bit of 
a moving target depending on fund raising.  Once the site master plan is approved, 
we will provide detailed technical drawings to move into site plan review for each 
specific phase.  This plan was submitted about a year ago and has received a lot of 
back and forth review with much due diligence going back and forth to come up 
with a plan that makes sense for the community.  Mr. Bowen distributed an 
enlarged site plan map identifying each building to members of the audience.  
Jeremy Bean asked how community centered this retreat will be; for instance, will 
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the proposed pool be open to the public?  Mr. Fletemeyer said TRC works with 
the schools who use their fields for practices and with the Fire Departments for 
training.  They are very open to the community.  Mr. Bowen said they also host 
community events and are, in fact, hosting one of the town’s bicentennial events 
in August.  He said he also hosts school outings at which the kids will use the 
climbing tower and zip line.  Mr. Bowen said the mission of TRC is to serve God, 
the Church, and the Community.  

Board discussion:  Mr. Charny asked what is being done about a previous 
discussion regarding building 61 which is too close to the water.  Ms. Axelson, 
Planner for the Town, said the master plan document looked extensively at the 
environmental aspects of this site which allowed her to make some basic 
recommendations.  There are many structures that exist on or within the lake that 
will be expanded and some new structcures including buildings 60 and 61.  Ms. 
Axelson has environmental and practical concerns with a structure that close to 
the bed or banks of a stream.    There is a walkway that goes over to the building.  
In order to build the deck on 61, there would have to be support and footings right 
at the edge of the stream.   She previously recommended that they move those two 
buildings back.  The concern expressed by the applicant was to push back from 
the stream, they would be moving the buildings into a hillside which would create 
more disturbance and grading issues.  The plans still show the structures right 
next to the stream but she did request a notation be put on the TRC Land Use 
Matrix sheet which states “All improvements shown in the wetland buffer are in 
phase 2 or 3 and will require DEC approval, permitting and possible mitigation.”  
Mr. Charny asked if that is enough.  Ms. Axelson said it is a huge plus that TRC 
has submitted a master plan to the town but it does have some liabilities when you 
are asked to do site plan on a general master plan.  This review process has, based 
on this plan, come up with maximum thresholds, i.e. the largest number of people 
on the site at one, the largest amount of square footage, potential maximum 
coverage.  Page 2 of the narrative sets forth the maximum thresholds.  This Board 
has done a generic environmental review with a full EAF which is unusual but the 
information has been provided to enable the applicant to move forward for site 
plan review for each phase of the master plan.  This meeting is just for the 
environmental review.  Ms. Axelson reviewed some of the maximum thresholds 
that are listed in the narrative.  The proposed maximum coverage comes to 12.74 
acres which amounts to about 6% of the site.  The Schedule of Area and Bulk 
Regulations in the town zoning code allows for 5% maximum lot coverage so, as 
discussed at several previous meetings, the applicant will need to apply for a 
variance from the allowed 5% to 6%.  This campus style type of operation 
warrants more impervious area for pedestrian traffic which accounts for part of 
the 6%.  The applicant will also require a variance for three buildings, two 
existing and one proposed, which exceed the allowable height of 35 feet.  Once 
the Board approves a negative declaration and approval of the  master plan, the 
applicant can proceed with fund raising and apply for site plan approval for each 
Phase when they are read.  At the point that building 61 is part of the site plan 
approval, they will have to supply the details of that building and the Board can 
require delineations, contours, and mitigation.  Ms. Axelson said the contours 
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behind 61 do not appear to be so bad so there may be an opportunity to push the 
building back somewhat.  

Ms. Axelson said the applicant has submitted a full EAF plus a narrative 
describing the project, the master plan, proposed development sheet, an existing 
conditions sheet, and a matrix table which lists what is existing and what is 
proposed, what stays the same, what changes, and current and proposed building 
footprints.  All documents Ms. Axelson used to draft up the neg dec motion are 
listed on page 3 and 4 of the resolution.  

Alice Benson said she sees several streams on the property and asked what the 
applicant is doing in terms of septic systems.  Mr. Bowen said on the west side of 
lake, the guest side, there are eight different septic fields for all major buildings.  
On the east side of lake with staff houses, we each have our own septic as well.  
Septic will be considered for each  new building and renovation.  Mr. Fletemeyer 
said the surveyor identified the wetland boundaries.  Historically buildings were 
constructed prior to required buffer zones.  They contacted the DEC who said if 
any work is done in a buffer area, permits will be required.  Regarding the 
discussion on building #61, the stream is seasonal.  While these building 
footprints are real, the buildings are not designed and have not been engineered so 
the flexibility exists to move a building six feet one way or another or to eliminate 
a porch.  The advantage to getting this master plan approved now is to identify the 
red flags but to also provide a comfort level that this plan all works.  As far as 
storm water management, eventually there will be a water quality management 
plan, for example, how do we handle down spouts, that is a detail and will be 
dealt with at the detail level.  Ms. Benson asked about the number 17 septic field 
and number 18 wastewater treatment facility.  Mr. Fletemeyer said that is more a 
note to say the flexibility exists to enable us to install a water treatment plant if it 
becomes necessary.   

Ms. Axelson went through the process.  If the Board decides to move forward 
with SEQRA tonight, that does set in motion some timelines.  If you decide to 
close the public hearing, that also sets in motion some timelines.  She expressed 
some concern that the ZBA process has not been initiated.   For site master plan 
approval, there are still some outstanding items from her February 2nd comment 
letter that the Board will need, i.e., engineering reports.  Some items can be 
conditions of approval but too many conditions of approval can become 
confusing.  The Board agreed they felt comfortable moving forward with the 
SEQRA determination and closing the public hearing at this meeting.  

The Board reviewed Part 2 and 3 of the Full Environmental Assessment Form.

A motion was made by Mr. Charny that the Planning Board approves the 
following resolution:

BE IT RESOLVED, the Planning Board adopt a Negative Declaration 
(Determination of Non-Significance), under NY SEQR for the Taconic Retreat 
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Center Master Plan and Phase Site Plan for a religious facility on property located 
at 64 White Drive, tax grid number 6571-00-584466; 

WHEREAS, the proposed action involves Site Plan Approval of a long range 
development plan for “Place of Religious Worship” and camp/retreat uses, a site 
master plan in concept, which would be a phased site development and 
redevelopment of existing structures, facilities and related improvement to be 
implemented over time. Over the course of three or more phases based on future 
detailed site plans for each phase, the proposal includes demolition; or upgrades 
and renovation; or redevelopment or new development of:
- numerous building for staff housing; and guest accommodations (multi-bed 

dormitory, cabins, tenting, etc.); 
- several buildings for administration, food service and meetings; worship and 

recreational facilities; support and infrastructure; 
- outdoor improvements; open structures; pool and water park facilities; and 

landscaped areas for worship and recreational facilities;
- water and sewer and storm water facilities and improvements; and 
- roads, driveways, parking areas and pedestrian walks and pathways; and

WHEREAS, the total existing developed area of the site, 7.2 acres would 
increase over time to approximately 12.74 acres, or slightly more, on a 212.19-
acre site, which is located at the end of Tribune Lane and along a network of 
existing lanes and driveways off of White Drive in the A5A (Very Low Density 
Residential) zoning district and the Public/Semi-Public Parcel Overlay District; 
and

WHEREAS, the action as proposed requires variances from the Town of Milan 
Zoning Board of Appeals for maximum coverage and building height; and site 
plan approvals from the Planning Board; and

WHEREAS, the materials listed at the end of this resolution were submitted in 
support of the proposed action, which were reviewed by the Planning Board and 
its Consulting Planner; and

WHEREAS, at the Planning Board meeting on February 8, 2018, the Board 
identified the proposal to be a Type 1 Action; declared their intent to act as Lead 
Agency in a coordinated review; and authorized circulation of a notice of their 
intent and project information to involved agencies; and

WHEREAS, a public hearing on the Site plan applications was opened on April 
4, 2018; and

WHEREAS, the Planning Board reviewed and discussed the initially submitted 
and subsequently revised (refer to the list at the end of this resolution) submittals 
of the following materials:
- Application; and Full Environmental Assessment Form (Full EAF) Part 1; 
- Description of Action narrative;
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- TSMP (master plan document);
- Both 1”=100’ scale plan sheets:

o TRC Site Master Plan/Master Site Improvement Plan sheet; and 
o The Survey Map with existing conditions; 

- The TRC Land Use Matrix as a plan sheet; and 
- The agricultural data statement; and

WHEREAS, the Planning Board reviewed the proposal at the following meetings 
and workshop sessions; and considered the commentary by its consultants and the 
public: - May 3, 2017; - September 6, 2017; - November 1, 2017; - February 8, 
2018; and – April 4, 2018; and

WHEREAS, the Planning Board reviewed the potential project impacts set forth 
in the Full EAF Part 2 for this project; and 

WHEREAS, during its review, the Planning Board has informed the Applicant 
that an application for area variances to the Town of Milan Zoning Board of 
Appeals (ZBA) is required for:
- maximum lot coverage to exceed the five percent (5%) requirement, which 

proposed overall coverage is estimated to be 6%; and
- to exceed the maximum building height requirement of thirty-five feet (35’) 

for 3 buildings (proposed Bunkhouse; White Hall expansion; and proposed 
Worship Center), which are proposed to be 40’ high; 

NOW THEREFORE BE IT RESOLVED, the public hearing on the Site plan 
application is hereby closed; and

BE IT FURTHER RESOLVED, that having received no objection to their 
notice of intent to serve as lead agency, the Planning Board of the Town of Milan 
hereby declares their status as Lead Agency in the SEQR review of the proposed 
action; and

BE IT FURTHER RESOLVED, the Planning Board, in accordance with the 
requirements of Part 617 of 6 NYCRR of the New York State Environmental 
Quality Review Act (SEQRA), hereby adopts a Negative Declaration 
(Determination of Non-significance) indicating that an Environmental Impact 
Statement will not be required based on the review of the materials listed at the 
end of this resolution; and the supportive reasoning set forth in the attached SEQR 
Full EAF Part 3 and narrative, including evaluation of impacts and determination 
of non-significance (Negative Declaration); and

BE IT FURTHER RESOLVED, that since this is a Type 1 Action, the Planning 
Board authorizes circulation of the Negative Declaration Notice to Involved 
Agencies; and filing of a notice with the Environmental Notice Bulletin.

Seconded by Mr. Jeffreys.
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Joan Wyant, Chairperson Aye James Jeffreys Aye
Jeffrey Anagnos Absent John Mautone Aye
Nathaniel Charny Aye Radford West Absent
Kim Godfrey Aye
Motion carried 5-0. 

A motion was made by Mr. Jeffreys, seconded by Mr. Mautone, to refer this 
application to the Zoning Board of Appeals for consideration of the following 
variances:
- maximum lot coverage to exceed the five percent (5%) requirement, which 

proposed overall coverage is estimated to be 6%; and
- to exceed the maximum building height requirement of thirty-five feet (35’) 

for 3 buildings (proposed Bunkhouse; White Hall expansion; and proposed 
Worship Center), which are proposed to be 40’ high.

Joan Wyant, Chairperson Aye James Jeffreys Aye
Jeffrey Anagnos Absent John Mautone Aye
Nathaniel Charny Aye Radford West Absent
Kim Godfrey Aye
Motion carried 5-0. 

Taconic Retreat Center’s next step is to get the ZBA application in and to address 
the outstanding issues in Liz Axelson’s February 2nd letter.    

Administrative:

- Approval of Minutes:  Mr. Jeffreys motioned that the Planning Board accept the 
minutes of February 8, 2018 as presented.  Ms. Godfrey seconded.    
Joan Wyant, Chairman Aye James Jeffreys Aye
Jeffrey Anagnos Absent John Mautone Aye
Nathaniel Charny Aye Radford West Absent
Kim Godfrey Aye Motion carried 5-0   

Applications:

1. Coon/Fitzgibbon Lot Line Adjustment – Reginald Coon appeared as the 
authorized representative for Maria Fitzgibbon regarding their lot line adjustment 
of property located on South Road, tax grid number 6671-00-042265 consisting of 
140.20 acres (Fitzgibbon) and 6671-00-027065 consisting of 0.758 acres (Coon).  
Mr. Coon said as a result of surveys done which revealed two structures 
belonging to Mr. Coon were located on Ms. Fitzgibbon’s property, both parties 
agreed to move forward with a lot line adjustment to bring the structures onto the 
Coon property.  The lands of Fitzgibbon will be 140.19 and the lands of Coon will 
be 0.768 after the adjustment.  
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Mr. Charny motioned that the Planning Board declare this to be an unlisted, 
uncoordinated action under SEQRA.  Mr. Mautone seconded.  
Joan Wyant, Chairman Aye James Jeffreys Aye
Jeffrey Anagnos Absent John Mautone Aye
Nathaniel Charny Aye Radford West Absent
Kim Godfrey Aye Motion carried 5-0   

Chairperson Wyant motioned that the Planning Board set the date for the public 
hearing to be held at the May 2, 2018 Planning Board meeting.  Mr. Jeffreys 
seconded.
Joan Wyant, Chairman Aye James Jeffreys Aye
Jeffrey Anagnos Absent John Mautone Aye
Nathaniel Charny Aye Radford West Absent
Kim Godfrey Aye Motion carried 5-0   

2. Maxwell/Dierig Subdivision – Mark Graminski, L.S./P.E. was present as the 
authorized representative for Christopher Dierig and Doug Maxwell for this 
ongoing application for lot line adjustments and six lot subdivision.  Mr. 
Graminski said he is here tonight to present the lot line adjustments application 
and will then provide an overview of the subdivision.  The two properties are 
located on Brooklyn Heights Road, tax grid numbers 6471-00-025504 consisting 
of 200.37 acres and 6371-00-977096 consisting of 3.59 acres.  Both properties are 
located in the A3A zoning district.  The lot line adjustments are with Alice 
Benson, Salisbury Turnpike, tax grid number 6471-00-075098 and Andrew 
Jones/Melinda Fishman, Brooklyn Heights Road, tax grid number 6371-00-
943230.  Alice Benson was present.  Mr. Graminski said he filed with the assessor 
to create a natural subdivision and that lot has been sold to Ann Patty.  Also as 
part of this application, Mr. Graminski will file with the assessor to create a 
natural subdivision with the piece on the north side of Rocann Drive.  A portion 
of the property will be kept with the original parcel.  Mr. Graminski showed a 
map over the overall subdivision and described each lot line adjustment.  They are 
proceeding first with the lot line adjustments for two reasons:  the applicant wants 
to get started on house construction for the lot at the corner of Salisbury Turnpike 
and Brooklyn Heights Road and once the lot lines are adjusted, the subdivision 
becomes clearer.  There was considerable discussion regarding the driveway 
access to the corner lot.  Mr. Graminski proposed an access off of Salisbury 
Turnpike as it is more conducive to the location of the house site, there will be 
less disturbance to the property, the applicant prefers it, and it has been approved 
by Glenn Butler, Highway Superintendent.  Mr. Charny and Mr. Jeffreys oppose 
an access off of Salisbury and would prefer the access come off of Brooklyn 
Heights Road stating that area off of Salisbury is a very quiet stretch of road and a 
very pristine area of the town.  They feel the access off of Brooklyn Heights Road 
would be more aesthetically pleasing and more in conformance with the character 
of the neighborhood.  Ms. Benson said the property owners are very committed to 
doing things in an aesthetically pleasing way and are very environmentally 
conscientious but she feels that lot line adjustment needs more scrutiny.  Mr. 
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Jeffreys suggested moving forward with the other lot line adjustments and holding 
off on this particular one until they can get some more information.  Mr. 
Graminski asked what additional information the Board would want to see if we 
were to proceed with this configuration.  Mr. Jeffreys suggested a field review so 
the Board members can get a firsthand perspective of the property contours, etc.  
Mr. Mautone and Ms. Godfrey did not see any problems with the access coming 
off of Salisbury Turnpike, especially since it is an approved access by the 
highway superintendent, and questioned the Board’s authority to not allow an 
applicant to use an approved access point.  Mr. Graminski said he would table this 
application and set up a site visit after he speaks with the applicants.   

3. Ferris Road Subdivision – Jack Grumet was present for his two lot subdivision 
application of property located on Ferris Road, tax grid number 6572-00-950444.  
Mr. Grumet said Glenn Butler, Highway Superintendent, has been out at the site 
and there is sufficient sight line for access at the center of both lots.  The property 
is vacant and consists of fields with a 30% gradual rise with woods in the back.  
There are no steep slopes.  Mr. Grumet is planning on retaining one lot and selling 
one lot.  

Chairperson Wyant motioned that the Planning Board declare this to be an 
unlisted, uncoordinated action under SEQRA.  Mr. Jeffreys seconded.  
Joan Wyant, Chairman Aye James Jeffreys Aye
Jeffrey Anagnos Absent John Mautone Aye
Nathaniel Charny Aye Radford West Absent
Kim Godfrey Aye Motion carried 5-0   

Chairperson Wyant motioned that the Planning Board set the date for the public 
hearing to be held at the May 2, 2018 Planning Board meeting.  Mr. Jeffreys 
seconded.
Joan Wyant, Chairman Aye James Jeffreys Aye
Jeffrey Anagnos Absent John Mautone Aye
Nathaniel Charny Aye Radford West Absent
Kim Godfrey Aye Motion carried 5-0   

Discussion Items: None

Correspondence:  
- Spring Training Courses
- Bard letter – Request for Interpretation

Mr. Jeffreys motioned that the Planning Board adjourn the meeting at 8:55 p.m.  Mr. 
Mautone seconded.   
Joan Wyant, Chairman Aye James Jeffreys Aye
Jeffrey Anagnos Absent John Mautone Aye
Nathaniel Charny Aye Radford West Absent
Kim Godfrey Aye Motion carried 5-0   
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The next Planning Board meeting is scheduled for Wednesday, May 2, 2018 at 7:00 p.m.

Respectfully submitted, 

Karen Buechele, Clerk
Planning and Zoning

cc: Catherine Gill, Town Clerk
Town Board


