
VILLAGE OF NEW PALTZ PLANNING BOARD 
REGULAR MEETING 

MINUTES 
March 6, 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 March 6, 2012 Regular Meeting of the Planning Board to order at 
7:06 pm.  
 
Recommendation to Zoning Board of Appeals: 
ZB12-001: Floyd D. Kniffen.  Applicant is requesting a variance from sections 212-13 E (4) 
and 212-13 E (8) (c) of the Village of New Paltz Code.  The applicant is seeing to put 2 uses 
on a lot that is 10,426 square feet.  The code requires a lot size of 12,260 square feet for 
the proposed use.  The applicant is also seeking to build within 4 feet of the side property 
line.  The code requires a 10 foot side setback.   The application is for a property located at 
29 S. Chestnut St.  
 
Chairman Weitman stated that there has been discussion between himself, Mayor West, 
Chairman Budman, and the Building Department regarding the procedure for processing Zoning 
Board Applications.  The Planning Board has felt that projects that will ultimately need Site Plan 
Approval should first be submitted as applications for Site Plan Approval, and then, after the 
Planning Board has determined that a variance must be sought, that an application for a Variance 
should be submitted to the Zoning Board of Appeals.   
 
Mr. Steffens stated that wile he agrees that there is a problem with the procedure, he feels that 
deliberations on Mr. Kniffen’s application should not be suspended.  
 
Chairman Weitman stated that past precedent is to ask the applicant to submit a site plan. He 
believes that the Board should act with consistency until the code is fixed. 
 
Mr. Zierler felt that he did not need a full Site Plan Application to make an informed 
recommendation to the Zoning Board of Appeals. 
 
Mr. Rocco stated that he was inclined for vote favorably, but would like a little more information 
regarding the need for the side-set back variance. 
 
Mr. Steffens stated that the proposed plan yields a safer result than what is currently there and 
that the structure will not be an eye-sore. 
 
Mr. Rocco stated that with this information, he would give the request a favorable 
recommendation. 
 
Mr. Steffens asked if the Planning Board is bound by the Zoning Board of Appeals’ approval. 
 



Mr. Rodenhausen explained that the Planning Board is not bound as it has final authority over the 
Site Plan. 
 
Mr. Steffens asked what can be done to change the process so that the Planning Board will 
receive Site Plans Applications prior to applicants submitting requests for variances.  
 
Chairman Weitman asked Mayor West about the status of the Zoning Code Revisions to be 
produced by the Village Attorney. 
 
Mayor West explained that they have not been received. 
 

RECOMMENDATION TO ZBA 
 

FLOYD D. KNIFFEN 
 

29 S. CHESTNUT STREET, VILLAGE OF NEW PALTZ 
ZBA APPLICATION - ZBA 12-01  

 
Date:  March 6, 2012       Moved by: Mr. Steffens 
Resolution No. ZB12-001: 1     Seconded by: Mr. Zierler 
 

WHEREAS, on February 20, 2012, Floyd D. Kniffen applied for two variances from the 
Zoning Board of Appeals to convert a five-bedroom house to a two-bedroom apartment and 
offices; and  
 

WHEREAS, the two variances requested are: 1) an area variance for the lot size from the 
required minimum 12,260 square feet to 10,426 square feet, or a variance of 1,834 square feet; 
and 2) a side yard setback area variance from the minimum required 10 feet to 4 feet, or a 
variance of 6 feet; and  

 
WHEREAS, the Planning Board has reviewed the application filed with the ZBA, the short 

Environmental Assessment Form, the memo from Kathy Moniz, Building Inspector, dated 
February 24, 2012, the letter to the ZBA from the applicant dated February 20, 2012, and the 
letter to the applicant from the applicant from Kathy Moniz dated February 23, 2012, denying the 
building permit; and  

 
WHEREAS, the applicant has not filed an application for a site plan as required by town 

code section 212-23 and has not paid the application fee nor posted the escrow for site plan 
review as required by town code; 

 
NOW THEREFORE IT IS HEREBY RESOLVED, that the Planning Board 

recommends that the Zoning Board of Appeals approve the requested setback variances. 
 

 
Moved by:    Mr. Steffens   

 
Second:     Mr. Zierler 
 
Ms. Welles: Absent 
Mr. Rocco: Aye 
Mr. Weitman: Aye 
Mr. Steffens: Aye 
Mr. Zeirler: Aye 
 
 
 



 
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. Zierler stated that he could not support the proposed Mixed Use Overlay Law as written.  
There are content problems and substantive process problems.  He recommended that the Board 
reject the proposed MUOD Law as presented and ask that the Village Board start over with a 
better set of criteria for what the Village would like to accomplish and allow in this area and 
explore how this type of legislation might be used in other areas of the Village.  
 
Chairman Weitman stated that it does not seem to be urgent for the Village set Mixed Use 
Overlay zoning for this parcel.  It is urgent that base zoning is set.  
 
Mr. Rocco stated that there are 3 conceptual proposals for this parcel, one of which is to keep the 
land adjacent to the Millbrook preserve wild. He inquired as to how the wild piece should be 
zoned so that it is protected from future development. 
 
The Board agreed that this could be accomplished by leaving the R-1 zoning and placing a 
conservation easement on the piece that Mr. Kniffen would like preserved. 
 
Mr. Zierler cited the following problems with the proposed MUOD Law: 

 
1)  References to Village water front lands, which do not exist 

 2)  In describing the processing of applications, it refers to the need to send applications  
     to the “Ulster County Village Board,” which does not exist 
3)  It indicates under the housing plan that one of the groups of people that would be 

considered a special interest group are people from the Town of Ulster, which is an 
incorrect statement. 

 
Mr. Zierler also noted that there is extensive language regarding affordable housing, and 
questioned whether or not the Village Board had discussed the intention of this law.   
 
The Board agreed that a more appropriate time to consider implementing a Mixed Use Overlay 
District Law is during the Master Plan drafting process so that its potential for other areas of the 
Village can be explored thoroughly.  
 
 

RECOMMENDATION TO VILLAGE BOARD 
 

KNIFFEN ANNEXATION 
 

PROPOSED LOCAL LAWS TO AMEND ZONING LAW  
 

Date:  March 6, 2012       Moved by: Mr. Steffens 
Resolution No. PB 1 of 2012     Seconded by: Mr. Zierler 
 

WHEREAS, the Village Board has proposed two local laws to provide zoning regulations 
for the lands newly annexed by the Village, known as the “Kniffen Annexation”; and  
 

WHEREAS, the two proposed local laws would create two new zoning districts, each of 
which would cover the entirety of the Kniffen Annexation and  

 



WHEREAS, the first proposed local law would create an R-1 Residence Overlay District 
(R-1 OD) for the Kniffen lands, essentially extending the R-1 District adjacent to the Kniffen lands 
into the annexed lands; and  

 
WHEREAS, the second proposed local law would create a Mixed Use Overlay District 

(“MUOD”) to encourage mixed use development of parcels or assemblages of 20 acres or more; 
 

NOW THEREFORE, IT IS HEREBY RESOLVED that the Planning Board recommends the 
following: 
 
1. For consistency in the Zoning Code, the Planning Board recommends that the Zoning Map be 
amended to extend the existing R-1 District to include the annexed lands rather than adopt a new 
local law. 
 
2. The Planning Board recommends the Village Board not adopt the proposed MUOD local law 
for the following reasons: 
 

a. There are a number of errors in the text including references that are not applicable to 
the Village of New Paltz 

 
 b. Information in the text on affordable housing has not been adequately discussed by the 
Village Board 
 

 c. It is not clear how it would apply to other areas of the Village as the text allows 
the Village Board to designate MUOD areas in neighborhoods other than the annexed land. 
 
Moved by:    Mr. Steffens   

 
Second:     Mr. Zierler 
 
Ms. Welles: Absent 
Mr. Rocco: Aye 
Mr. Weitman: Aye 
Mr. Steffens: Aye 
Mr. Zeirler: Aye 
 
Minutes: 
Amended Draft Minutes from the February 7 2012 Regular Meeting of the Planning Board 
 
Mr. Steffens made a motion to accept the Amended Draft Minutes from the February 7, 2012 
Regular Meeting of the Planning Board. Mr. Zierler seconded this motion.  4 ayes, 1 absent (Ms. 
Welles) 
 
Mr. Zierler made a motion to accept the Draft Minutes from the February 21, 2012 Regular 
Meeting of the Planning Board as amended. Mr. Steffens seconded this motion. 4 ayes, 1 absent 
(Ms. Welles) 
 
 
Motion to Adjourn: 
Mr. Rocco made a motion to adjourn.  Mr. Steffens seconded this motion. 4 ayes, 1 absent (Ms. 
Welles) 
 
The March 6, 2012 Regular Meeting of the Planning Board adjourned at 9:49 pm. 
 
 
 



Respectfully Submitted by, 
 
Amanda Erickson, Village Clerk   
 
 
 
 
 
 
 
 


