Town of Ulster Planning Board

Resolution Adopting a SEQRA Negative Declaration for the
Zena Homes Subdivision (SBL: 39.1-1-21.100)

WHEREAS, the Town of Ulster Planning Board (“Ulster Planning Board”) is in receipt
of an application for a residential subdivision and development (“Project Application™) on a
106.6-acre parcel of land located in the Town of Ulster (the “Town™), Ulster County, New York,
identified on the Town’s official tax map as SBL 39.1-1-21.100 (the “Ulster Parcel”) by Zena
Development, LLC (the “Project Sponsor”); and

WHEREAS, the Project Application seeks Ulster Planning Board approval for
construction of a 32-lot subdivision consisting of 30 single-family residential lots; one lot for the
construction of a 2,400 SF accessory recreation/fitness facility for use by the subdivision’s
residents; and one 2.34-acre non-buildable lot that will be transferred to the adjacent Ruby Rod
& Gun Club, Inc. (the “Project”). The Project Sponsor also seeks site plan approval from the
Ulster Planning Board for the 2,400 SF accessory recreation/fitness facility; and

WHEREAS, a portion of the Project site is located in the Town of Woodstock and
consists of: an existing private road known as Eastwoods Drive on parcels identified as Section
38.2 Block 1 Lots 43 and 44 on the Town of Woodstock official tax map; and a parcel containing
an active Federal Aviation Administration (“FAA”) airstrip over which Eastwoods Drive is
proposed to be extended, identified as Section 38.2 Block 1 Lot 38.100 on the Town of
Woodstock official tax map (“Woodstock Parcels™). The Project will require approvals from the
Town of Woodstock for access to the 32-lot subdivision and specifically for improvements to
portions of Eastwoods Drive and to extend it approximately 1,200 feet to the Ulster Parcel; and

WHEREAS, there are two other parcels in the Town of Woodstock, which are not
proposed to be used or disturbed in connection with the Project, but which the County of Ulster
Department of Health and/or the Town of Woodstock may determine are part of the subdivision
“tract,” due to their being contiguous and in common ownership: a 4.64-acre parcel containing
an existing residence identified as SBL 38.2-1-39 on the Town of Woodstock official tax map;
and a vacant 432.8-acre parcel of land, identified as SBL 38.2-1-67 on the Town of Woodstock
official tax map; and

WHEREAS, the Ulster Planning Board’s consideration of the Project is an action subject
to the State Environmental Quality Review Act (“SEQRA”), Article 8 of the Environmental
Conservation Law, and its implementing regulations at 6 NYCRR Part 617; and

WHEREAS, the Project Sponsor submitted a Full Environmental Assessment Form
(“FEAF”) Part 1, and on or about May 13, 2025, the Ulster Planning Board considered the same
and determined that the Project is a Type I action pursuant to 6 NYCRR Part 617 and declared its



intent to serve as SEQRA lead agency (“Lead Agency”) for a coordinated SEQRA review,
pursuant to 6 NYCRR 617.6; and

WHEREAS, on or about May 13, 2025, the Ulster Planning Board transmitted notice of
its intent to serve as Lead Agency and Part 1 of the FEAF completed by the Project Sponsor to
all identified involved and interested agencies, pursuant to 6 NYCRR 617.6(b)(3); and

WHEREAS, on or about June 5, 2025, the Town of Woodstock Planning Board objected
to the Ulster Planning Board assuming Lead Agency status and a request was thereafter filed
with the Commissioner of the New York State Department of Environmental Conservation
(“NYSDEC”) to resolve the dispute and designate the Lead Agency pursuant to 6 NYCRR
617.6(b)(5); and

WHEREAS, on or about October 29, 2025, the NYSDEC Commissioner issued a
Determination of Lead Agency designating the Ulster Planning Board as Lead Agency; and

WHEREAS, the Ulster Planning Board considered the Project Application at several
meetings between April 2024 and July 2026, during which it provided the Project Sponsor with
numerous comments, and at which public comment was also permitted; and

WHEREAS, the Ulster Planning Board was assisted in its review by the Town’s
Engineer and the Town’s Planner; and

WHEREAS, the Ulster Planning Board considered all application materials and
comments related to the Project and Project Application, corresponded with the Project Sponsor
regarding several environmental review considerations, and discussed the Project with the
Project Sponsor at several Ulster Planning Board meetings. The relevant materials, comments,
meetings, and correspondences include but are not limited to those listed in the attached Project
Review Record (appended hereto as Exhibit A); and

WHEREAS, pursuant to 6 NYCRR 617.6(a)(2), the Ulster Planning Board considered
and prepared Parts 2 and 3 of the FEAF. The Project Sponsor provided an updated FEAF Part 1
utilizing the new form effective on June 12, 2026, and the Ulster Planning Board prepared an
updated FEAF Part 2 utilizing the new form effective on June 12, 2026, which documents the
Ulster Planning Board formally adopted at its meeting on July 14, 2026. The final FEAF Parts 1
and 2 were recirculated to the involved and interested agencies on or about July 22, 2026, and
are appended hereto as Exhibit B; and

WHEREAS, the Ulster Planning Board (i) reviewed and considered the FEAF and the
criteria for determining significance in 6 NYCRR 617.7(c); (ii) identified the relevant areas of
environmental concern; (iii) thoroughly analyzed the identified relevant areas of environmental
concern to determine if the action may have a significant adverse impact on the environment;
and (iv) set forth its determination of significance in a written form containing a reasoned
elaboration and references to supporting documentation (appended hereto as part of Exhibit C).



NOW, THEREFORE, BE IT RESOLVED, that:

1.

Resolution adopted on:

Motion:

The Ulster Planning Board has determined it has complied fully with the procedural
requirements of 6 NYCRR Part 617.

Based on the foregoing factual recitals, and after a comprehensive review of the
Project Application and supporting documentation, the criteria listed in SEQRA 6
NYCRR 617.7, and the attached FEAF Part 3 and Negative Declaration findings, the
Ulster Planning Board—as Lead Agency for this Type I action coordinated review—
determines that the Project will not result in any significant adverse environmental
impacts and the preparation of an Environmental Impact Statement is not required.
This Resolution and enclosed FEAF Part 2, FEAF Part 3, and written Negative
Declaration findings shall be filed in accordance with the SEQRA regulation at 6
NYCRR 617.12.

The Ulster Planning Board authorizes the Chairman to take such further steps as
might be necessary to discharge the Lead Agency’s responsibilities on this action,
including the filing of the Negative Declaration with all involved agencies and
publishing notice in the Environmental Notice Bulletin.

Upon filing of the Negative Declaration in accordance with 6 NYCRR §617.12, the
preliminary plat shall be deemed complete for purposes of Town Law §276(5)(¢c), and
the applicable time periods for preliminary-plat review shall commence upon such
filing.

This Resolution shall take effect immediately.
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Frank Almquist, Chairman
Julee Whalin, Member

John Crispell, Member

John Stowell, Member
Anthony Moustakas, Member

Nay
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TOWN OF ULSTER PLANNING BOARD
STATE ENVIRONMENTAL QUALITY REVIEW ACT
NEGATIVE DECLARATION

NOTICE OF
DETERMINATION OF NON-SIGNIFICANCE

This notice is issued pursuant to and in accordance with the State Environmental Quality Review
Act, Article 8 of the NYS Environmental Conservation Law and its implementing regulations at
Title 6, Part 617 of the New York Code of Rules and Regulations (collectively referred to as
“SEQRA”).

The Town of Ulster Planning Board (“Ulster Planning Board”), acting as Lead Agency of a
coordinated review under SEQRA, has determined that the proposed action described below will
not have a significant adverse environmental impact and an Environmental Impact Statement need
not be prepared.

Reasons supporting this determination are fully explained below.

Name of Action: Zena Homes Residential Subdivision Project
Project Sponsor: Zena Development, LLC

SEQRA Classification: Type I Coordinated Review

Location of Action: Ruby Woods, Town of Ulster, New York (SBL 39.1-1-21.100),
together with improvements to and extension of Eastwoods Drive
in the Town of Woodstock on SBLs 38.2-1-43, 38.2-1-44 and 38.2-
1-38.100.

Description of Action:

Zena Development, LLC (“Project Sponsor”) is proposing a residential subdivision of a 106.6-
acre parcel of land located in the Town of Ulster, New York that will be accessed via an existing
private road known as Eastwoods Drive (“Project Site”). The majority of the Project Site is
located within the Town of Ulster R-60 Residence District and is subject to a minimum lot area
requirement of 60,000 square feet (“SF”) per lot. The Project Site within the Town of Ulster is
presently undeveloped, mostly forested land, identified as Section 39.1 Block 1 Lot 21.100 on
the Town of Ulster official tax map (“Ulster Parcel”). The remainder of the Project Site is located
in the Town of Woodstock and consists of: an existing private road known as Eastwoods Drive
on parcels identified as Section 38.2 Block 1 Lots 43 and 44 on the Town of Woodstock official
tax map; and a parcel containing an active Federal Aviation Administration (“FAA™) airstrip over



which Eastwoods Drive is proposed to be extended, identified as Section 38.2 Block 1 Lot
38.100 on the Town of Woodstock official tax map (“Woodstock Parcels™).

There are two other parcels in the Town of Woodstock, which are not proposed to be used or
disturbed in connection with the Project, but which the County of Ulster Department of Health
and/or the Town of Woodstock may determine are part of the subdivision “tract,” due to their
being contiguous and in common ownership: a 4.64-acre parcel containing an existing residence
identified as SBL 38.2-1-39 on the Town of Woodstock official tax map; and a vacant 432.8-acre
parcel of land, identified as SBL 38.2-1-67 on the Town of Woodstock official tax map.

The Project Sponsor is seeking subdivision approval from the Town of Ulster Planning Board
(“Ulster Planning Board”)—the Lead Agency for State Environmental Quality Review
(“SEQR”)—for 30 new residential lots. The Project Sponsor has clarified that all lots are
proposed for single-family detached dwellings; no two-family homes are proposed. The Project
Sponsor has committed to adding a map note to the subdivision prohibiting two-family homes
without further review by the Ulster Planning Board and amendment of the plat. The Project
Sponsor also seeks site plan approval for the development of a 2,400 SF accessory
recreation/fitness facility for use by the Project’s residents on a separate lot, as well as a 2.34-
acre non-buildable lot that will be transferred to the adjacent Ruby Rod & Gun Club, Inc., for a
total of 32 lots in the Town of Ulster.

The Project Sponsor is also seeking minor subdivision, site plan, and wetland and watercourse
permit application approvals from the Town of Woodstock Planning Board (“Woodstock
Planning Board”), an involved agency under SEQR, to improve portions of the existing private
roadway known as Eastwoods Drive and to extend it approximately 1,200 feet to the Ulster
Parcel. Eastwoods Drive is an existing private road located in the Town of Woodstock that
currently provides access to several homes. Eastwoods Drive will be upgraded to meet standards
required by the Woodstock Planning Board. Upgrading and extending Eastwoods Drive is the
only proposed development in Woodstock. There is no plan or intention to further develop the
500+ acres of land located in the Town of Woodstock owned by the Project Sponsor. All
elements of the subdivision and Eastwoods Drive access improvements and extension are
collectively referred to herein as the “Project.”

Lead Agency:

Town of Ulster Planning Board
1 Town Hall Drive
Lake Katrine, NY 12449

For Further Information:




Contact Person: Frank Almquist, Planning Board Chair, Town of Ulster Planning

Board
Address: 1 Town Hall Drive

Lake Katrine, New York 12449
Telephone: (845) 340-3883

Copies of this Notice have been sent to:

Town of Woodstock Planning Board

Town of Woodstock Building Department

Town of Woodstock Fire Department

Ruby Fire Department

Ulster County Department of Health

Ulster County Planning Board

New York State Department of Environmental Conservation
New York State Office of Parks, Recreation and Historic Preservation
United States Army Corps of Engineers

Environmental Notice Bulletin

James E. Quigley, Town of Ulster Supervisor

Anula Courtis, Town of Woodstock Supervisor

The Project Sponsor, as applicant





