
VILLAGE OF NEW PALTZ PLANNING BOARD 
REGULAR MEETING 

MINUTES 
February 21, 2012  

 
 
Present:  Maurice Weitman 
   Tom Rocco 
   Rich Steffens 
   Michael Zierler 
 
Absent:  Linda Welles  
 
Also Present:  George Rodenhausen; Planning Board Attorney 
   Amanda Erickson; Village Clerk  
 
Call to Order: 
Chairman Weitman called the February 7, 2012 Regular Meeting of the Planning Board to order 
at 7:03 
 
New Applications/Review for Completeness: 
PB11-006: Water Street Cinema, Howard Sachar, 161 Libertyville Rd., New Paltz, NY, 12561.  
Application for Site Plan/ Special Use Permit Approval at a property located at 12 Main St., 
New Paltz NY 12561. The current use of site is a 2-Family residence.  The proposed use of 
site is a cultural facility- new 3 screen cinema of +/- 7000 sq. ft. and adaptation of existing 
building. 
 
Chuck Silver, designer and partner on the project and Bob James, project Surveyor and 
Engineer, were in attendance to answer questions regarding the project.  
 
Mr. Steffens stated that his brother owns the property across from this property, asked the Board 
if he should recuse himself from deliberations on this project due to a possible conflict of interest. 
 
Mr. Rodenhausen stated that there is no legal need for Mr. Steffens to recuse himself, but he 
should do so if he feels that this relationship may create bias in his decision. There is no 
established rule regarding what constitutes a conflict of interest and decisions should be made on 
a case to case basis.   
 
Mr. Rocco stated that he recalls that if there is no bias, “per se,” then there is no need for Mr. 
Steffens to recuse himself. 
 
The Board agreed that they feel comfortable with Mr. Steffens proceeding in this case, but should 
a conflict arise he will recuse himself. 
 
Mr. Silver stated that they came before the Board in September of 2011 to see if they would be 
open to this project. During this meeting the Board stated that they viewed the project favorably.  
The Cinema will feature art house films that do not draw a broad audience. The property is 
currently owned by Water Street Market, but it will be donated to the not-for-profit Cinema.  
 
The Board had previously asked if it was possible for this to be a performing space.   
Mr. Silver stated that they have rearranged the largest theater so that it could accommodate a 
stage.  
 
Mr. Silver also noted that there will need to be a small lot line revision.  
 
A digital rendering of the front and aerial views were presented to the Board. 



 
Mr. Silver stated that the design of the roof aims to maximize space for solar panels. His intention 
is to make the building as green as possible.  
 
Mr. Rodenhausen referenced Dave Clouser’s memo, and asked if the Gateway District 
Development Standards, as approved by the Village Board of Trustee, were considered in the 
design of this building.   
 
Mr. Steffens noted that what is being presented actually entails two applications, one for the 
Cinema and one for parking in Water Street Market.  
 
Mr. Zierler noted that there are provisions for shared parking in the Code. 
 
Mr. Rocco stated that in Mr. Clouser’s memo it was mentioned that parking was calculated based 
on the total seating in the Cinema, but did not account for the proposed Café.   
 
Mr. Silver stated that he will come up with a design, including seating, for the Café, and the 
parking and traffic study will take that into consideration. 
 
The Board asked Mr. Rodenahusen about the process for this type of application and when they 
would have an opportunity to hear concerns from the public.  
 
Mr. Rodehnahsen stated that a new rule is that a public hearing can only be held after SEQRA 
has been determined.  An option to increase citizen participation is to hold a “public meeting” to 
discuss SEQRA issues.  
 
Chairman Weitman stated that he is interested in holding a public meeting and engaging the 
Environmental Conservation Commission in this process.  
 
Mr. Silver stated that he would like to have the parking and traffic study before holding a public 
discussion so that there will be clear answers to the public’s questions regarding traffic resulting 
from the Cinema.  
 
Mr. Rocco stated that he would be satisfied if the Board and Mr. Silver, Mr. James, and Mr. 
Clouser discuss the memorandum put forth by Mr. Clouser. 
 
The Board and Mr. Clouser reviewed the memorandum with specific regard to parking and 
loading, traffic, stormwater and visual aspects of the project. Please see attached memorandum. 
 
It was agreed that the Mr. Silver will provide a line by line response to the questions presented in 
the attached memorandum.  
 
 
The Board  
 
 
Mr. Rodenhausen suggested the following procedure: 
 
 1) Review of available data by the applicant’s engineer and Mr. Clouser to produce and 

present to the scope of the Traffic and Parking Study to the Board.  
 2) In depth review and creation of a Traffic and Parking Study.  
 
 
Michael asked about the potential to make the roof green. He also stated that visually, he would 
like the wall behind the fountain to be used to possible incorporate water or greenery to keep the 
nice aesthetic of that section of water street market. 



 
The applicant stated that he would look into it.  
 
Maurice brought up the loss of housing. While the benefits to the community are great here, he 
recognizes the need for housing. 
 
George requested a written response to Mr. Clouser’s memo. 
 
It was noted there will be two special use permits, one for the cinema and one for the café, as 
they will have different impacts on the community.  
 
Training provided by George Rodenhausen regarding SEQRA 
 
Rescheduled for a later date. 
 
 
Discussion of Proposed Local Laws regarding Kniffen Annex: 
Memorandum from Joe Eriole, Village Attorney (Never Received) 
Proposed Local Law Regarding R-1 Overlay District 
Proposed Local Law Regarding Mixed Use Overlay District 
 
Mr. Rodenhausen pointed out that both local laws created overlay districts, that overlay districts 
were used to modify the underlying zoning of the district, but that in this case the Village Board 
had proposed no underlying zoning.  He also felt that the proposed planned development overlay 
local law did not have sufficient standards or procedure to be understandable to an applicant.  
Finally, as to process, since this pair of local laws is proposed for a particular piece of land which 
will be developed by the owner, it is better practice under SEQRA, to combine the review of the 
local laws with the review of the proposed development project.  The proposed laws would be 
referred to the Planning Board after the planning Board had a proposed development before it.  
 
Mr. Rocco was concerned about the need for an overlay. 
 
Mayor West explained that this was the easiest use to put in to protect the Village from potential 
development of an undesired use. 
 
Mr. Rodenhausen suggested moving forward with the R-1 Zoning so that there will be restrictions 
on development, and then building the Zoning for this parcel around the use so that the process 
is clear, as Zoning is less open-ended than a proposed law.  
 
Mr. Steffens was concerned that this would be “spot zoning.”  
 
Mr. Rodenhausen stated that, as long as the Zoning reflects the goals of the Comprehensive Plan 
and overall vision for the Village, this is not spot zoning.   
 
Mr. Rocco recalled that Mr. Kniffen, the property owner, had many projects in mind. He believed 
that there would be a need for two zones on this parcel, one residential and one mixed use.  
 
The Board directed Mr. Rodenhausen to produce a resolution giving a favorable recommendation 
to the Proposed Local Law Regarding R-1. 
 
Minutes: 
 
Draft Minutes from the February 7 2012 Regular Meeting of the Planning Board 
 
Discussion: 
 



Chairman Weitman proposed changing the rules for submitting an application to the Planning 
Board so that applicants would be required to submit maps and a site plan in PDF form as well as 
paper copies.  
 
Chairman Weitman moved to change the requirements of applicants so that they have to submit 
maps and site plan in PDF format in addition to paper copies.  
 
Chairman Weitman accepted Mr. Zierler’s friendly amendment, so that in addition to maps and 
site plan, any large format documents must be submitted in PDF form in addition to paper copies. 
 
Mr. Rocco seconded this motion as amended. 4 ayes, 1 absent (Ms. Welles).  Motion passed.   
 
Mr. Zierler moved to enter into executive session to get the advice of council on potential 
litigation.  Mr. Rocco seconded this motion. 4 ayes, 1 absent (Ms. Welles) Motion passed.  
 
The Board entered into executive session at 9:05pm. 
 
No action taken. 
 
Mr. Steffens moved to close executive session.  Mr. Rocco seconded this motion.  4 ayes, 1 
absent.  Motion passed.  
 
The Board exited executive session at 9:26pm.   
 
Motion to Adjourn: 
Mr. Steffens moved to adjourn.  Mr. Rocco seconded this motion.  4 ayes, 1 absent.  Motion 
passed.  
 
The February 21, 2012 Regular Meeting of the Planning Board adjourned at 9:26pm. 
 
 
 
 
 
 
 
 
 
 
 


