
 
 
 
 
 
 
 
 
 
 
 

 

Village of New Paltz Planning Board 

Regular Meeting of October 6,2015 

VillageHall–7:00p.m. 

Minutes 
 
 
Present: Michael Zierler, Chairman 

Richard Steffens 
  Liz Harschow 
  John Litton 
  Tom Rocco, Village Board Liaison 
 
Also Present: Kathryn Doyle-Bunker, Clerk for the Village of New Paltz  
  George Rodenhausen, Planning Board Attorney 
  Ellen Rocco, Village of New Paltz ZBA 
 
Public comment 
00:00:00-00:01:47 
No one came forward to speak to the Planning Board at Public Comment. 
 

 
Temporary Certificate of Occupancy 
2PB15-01 and BP15-86: 71 Main Street 
Applicant: Steven Goldman 
Zoning District: B-2 Core Business 
SBL: 86:127-1-18 
00:01:48-00:10:16 

 
Chairman Zierler stated that the Planning Board had approved the site plan and stated 
that there had been some minor changes in the field that included a change in the 
color of the awning and some interior changes to the building.  Chairman Zierler 
stated that there are tenant who would like to move in this month and, that the 
changes were minor, but the Planning Board would have to amend the Site Plan.  
Chairman Zierler stated that the Planning Board can issue temporary certificate of 
occupancy so that the tenants can move in on time.  
 
 
 



Village of New Paltz Planning Board 
25 Plattekill Ave. 

New Paltz, NY 12561 
(845)2055-3055 
(845-255-5103 

 
Resolution Approving the Temporary Certificate of Occupancy 

71 Main Street, Village of New Paltz 
 
Whereas, On August 18, 2015, the Planning Board granted site plan approval for 
alteration of a retail store at 71 Main Street in the B2 Zoning District, as shown on a 
site plan entitled “Option 1: Proposed 1st Floor Plan A1.1, dated June 2, 2015, last 
revised 8/4/15, prepared by Richard Miller,  
 
Whereas, due to field condition, the applicant has applied for site plan amendment to  
incorporate in the approved site plan changes made or to be made in the field; and 
 
Whereas, applicant has applied to the Building Inspector for a temporary certificate 
of occupancy to allow tenants to move into the building while the application for 
amendment is reviewed and has requested approval by the Planning Board of such 
temporary certificate of occupancy; and  
 
Whereas, the Building Inspector has advised the Planning Board that the issuance of a 
temporary certificate of occupancy otherwise satisfies the requirements of section 86-
19 of the Village Code; and 
 
NOW, THEREFORE, IT IS HEREBY RESOLVED by the Village of New Paltz Planning 
Board that, pursuant to Section 212-64A of the Village Code, the Planning Board 
hereby approves the issuance by the Building Inspector of a temporary 
certificate of occupancy for the premises at 71 Main Street, Village of New Paltz, 
for a period of three (3) months from the date hereof to allow the Planning 
Board to consider the application for site plan amendment. 
 
Moved by: Mr.  John Litton 
 
Seconded by: Mr. Richard Steffens 
 
 
Elizabeth Harschow-Aye 
John Litton-Aye 
Richard Steffens-Aye 
Michael Zierler-Aye 
 
4 Ayes, Zero Noes, Zero Abstain, Zero Absent. Motion carried. 
 
 
 
 
 



Determination of Application Completeness 
PB15-02: 16 N. Chestnut St 
Applicant: Goodwill Church 
Zoning District: B-2 Core Business 
SBL: 86.127-1-8 
00:10:32-00:32:02 
 
Mr. Steffens stated that he was concerned with the compliance of the ADA requirement.  
 
Mr. Steffens inquired of the applicant if the upstairs of the building needs to be disabled person 
accessible. 
 
The architect for the project stated that the building did not need to be disabled person accessible.  
The architect offered to provide Mr. Steffens with the exact language of the law.  
 
Chairman Zierler inquired if the code the applicant was referring to would then exempt the 
applicant from adding and elevator.   
 
The architect answered yes.   
 
The applicant responded that the oldest congregant is 93 and that the church would be making the 
lower floor accessible and comfortable including a flat screen TV and sound for the non-able 
bodied congregants.  
 
Ms. Harschow made the inquiry on parking at the location. 
 
The applicant stated that the Church would ask the Planning Board to review the on street parking 
in a 4 to 5 block radius to see if the surrounding parking was substantial enough.  The applicant 
stated that if the Planning Board did not feel that the surrounding on street parking were 
substantial enough the Church would then look into busing congregants in from another location.  
The applicant stated that the church runs a shuttle from SUNY New Paltz to the current location of 
the Church and that approximately 40 students attend worship.  The applicant stated that the 
church would be happy to look into a contingency plan if needed.  The applicant also stated that 
they would consider approaching the nearby Jewish Community Center to see if an agreement 
could be made on sharing parking.   
 
Mr. Litton inquired as to if the Church has services on weekday evenings. 
 
The applicant replied that their services were on Sunday mornings exclusively starting at 10:00am. 
The applicant stated that there are approximately 150 participants in their Sunday service.   
 
Mr. Litton stated that the reason he asked was that the applicant was asking to use public space 
and at this time public space is already over committed. Mr. Litton stated that he was concerned 
that the Church was counting on over committed spaces to remedy a potential problem when 
everyone else in the area is expecting to use the same spaces. 
 
The applicant stated that at this juncture the Church had nothing planned for Saturdays.   
 
Mr. Litton stated that Sunday is a high volume time also. 
 
The applicant stated that service would be over by noon and unless congregants left their cars and 
went out for lunch or shopping the cars would also be gone by noon. 



 
The project architect stated that the original parking study indicated that there were 120 parking 
spaces.  The architect stated that the Parking study had been reduced down to a need of 44 
spaces.  
 
Mr. Litton inquired as to what prompted the reduction. 
 
The architect responded that way the study was evaluated then is different from the way the 
parking will be used.  The architect stated that there should be one parking space for every six 
seats in the church.  
 
Chairman Zierler sought clarification that there is a plan for 196 seats in the church.  
 
The applicant stated that according to their revised letter they show 262 seats in the church.  
 
Chairman Zierler inquired as to the applicant’s intent for the kitchen in the building.  
 
The applicant stated that much of the hardware has been taken out of the building.  The applicant 
further stated that they would at some point like to rehabilitate the kitchen but at this juncture 
that is not in their plan.   
 
Chairman Zierler stated that in the rear of the building there are two large solid waste containers 
trash and a container for grease.  Chairman Zierler stated that the Church should arrange to have 
the grease container removed if it is not their intent to use it.  Chairman Zierler stated that there 
will need to be an enclosure for the other garbage receptacle.  Chairman Zierler stated that the 
site plan will need to show where the trash will be and that it is enclosed.   
 
Ms. Harschowmoved to deem the application as complete and to refer the application to the 
Ulster County Planning Board.  Mr. Steffens seconded. 4 Ayes. Motion carried.    
 
Mr. Litton motioned to declare the Village of New Paltz Planning Board’s intention that the Village 
of New Paltz Planning Board serve as lead agency under SEQRA and to circulate this to the Village 
of New Paltz Historic Preservation Commission and any other interested agencies. Ms. Harschow 
seconded. 4 Ayes. Motion carried.  
 
Mr. Rodenhausen  stated there should be a list of possible involved and interested agencies 
including the Historic Preservation Commission,  the Department of Transportation, the Ulster 
County Department of Health. 
 
Mr. Steffens moved to set a Public Hearing for November 17, 2015 at 7:00pm for this application.  
Ms. Harschow seconded. 4 Ayes. Motion carried.   
 
PB15-16: 1-3 Plattekill Ave/ 86 Main St 
Applicant: Joel Fischer 
Zoning District: B-2 Core Business 
SBL: 86.143-1-18 
00:32:12-00:48:48 
 
Dr. Fisher stated that he was before the Board to get a site plan modification for his building.  
 
Chairman Zierler stated that the new business is going to have a new sign and the signs will have a 
light on it.  The Board needs to verify that the sign will not create a glare.  Chairman Zierler noted 



that the door opening up on the sidewalk is at very narrow place on the sidewalk.  Chairman 
Zierler stated that the architect has requested that the door continue to open out to the street.   
 
Dr. Fisher’s potential tenant stated that there is in incline in the building that makes opening 
inward not possible.  
 
Mr. Steffens questioned if it were allowable to have a door open inward from a fire code stand 
point.  
 
Mr. Steffens inquired if it was a full glass door. 
 
Dr. Fisher responded it was a half glass door.   
 
Mr. Rodenhausen stated that he had a question on the sign.  Mr. Rodenhausen wanted to know if 
the tenant was going to us the bracket that was already set up or if the tenant were going to install 
a different kind of sign. 
 
The potential tenant stated that he wanted to hang a new sign that was illuminated from the 
outside.  
 
Chairman Zierler sought clarification by asking did the potential tenant want to use the sign frame 
that was currently in place with the addition of a light from the building to illuminate the sign.  
 
The potential tenant responded yes.  The potential tenant stated that he planned on a sign that 
was 3x4.   
 
The Board discussed the code as it related to signs and the calculations of the square footage of 
the building in comparison to the size of the signage.  It was note that Starbucks which is part of 
the building has a large signage and an inquiry was made on the impact of the Starbucks signage 
on the size by the potential tenant. 
 
Mr. Litton suggested that the potential tenant consider applying for a variance now.   
 
Chairman Zierler stated it was important to know the dimensions of the potential tenant’s sign and 
that the footage would be double the size of the sign because it is a hanging sign.   
 
Chairman Zierler stated that the information needed for the site plan detail where the sign will be, 
how big the sign is.  If illuminated where the lighting on the building will be located.   
 
Dr. Fisher inquired as to if a window sign would change the dynamics of the issue.  Mr. 
Rodenhausen stated that a window sign is a sign and the same code would pertain to it.  
 
Mr. Litton moved to deem the application complete.  Mr. Steffens seconded. 4 Ayes. Motion 
carried.  
 
Mr. Steffen moved to set a Public Hearing for October 20, 2015 at 7:00pm.  Mr. Litton seconded. 4 
Ayes. Motion carried.   
 
 
 
 
 



Pre-Application 
 
PB15-15:  'The Gunks'  
Applicant: LALO Group  
Zoning District: B-2 Core District 
SBL: 86.34-4-13.1 
00:48:50-01:42:20 

 
The attorney representing the applicant addressed the Planning Board by stating that the applicant 
is interested in working with the area commonly referred to as the “pit” in the Village of New Paltz.  
The attorney stated that the project had been presented to the Village Board and that in order for 
the project to be approved there would need to be an amendment to several local zoning laws.  
 
The attorney for the applicant stated that they had not made a formal petition yet because the 
applicant is seeking initial feedback.  
 
The project engineer explained that the plan included a residential and hotel component with 
some commercial space as well. The project engineer pointed out that on the southern side of the 
project there was a 96 room, six story hotel with a conference room on the first level and café.  
The project engineer then pointed out that the top floor of the hotel is a restaurant and a spa. The 
project engineer then pointed out the northern end of the project is eight stories and that holds 81 
condominium units. The project engineer pointed out that one of the things that makes the 
project unique is that there is a 2 level underground parking garage with 400 spaces designed into 
the project. The project engineer stated that there would be some public parking available in the 
parking garage.   The engineer also pointed out that there would be roof top gardens as part of the 
project. 
 
Chairman Zierler stated that the reason the applicant was appearing before the Planning Board at 
this time was so the applicant could poll the Board for a non-binding thoughts about the project. 
The applicant was interested in knowing if there was any support for this type of project before 
going to the expense of pushing forward with the proposed project. Chairman Zierler stated as a 
point of reference that the Planning Board is unable to talk with the applicant until there are 
amendments to the code regarding zoning.   

 
Mr. Litton requested that Trustee Tom Rocco, Liaison from the Board of Trustees share with the 
Planning Board the thoughts or comments that had been expressed by the Board on this proposed 
project.  Trustee Rocco stated that the Board had mixed reactions to the presentation. Trustee 
Rocco stated that one person questioned if this was the best use of the “pit” or if there were other 
uses that would serve the Village better.  Trustee Rocco went on to say that other members of 
the Board were open to some use of this space if it were in architectural keeping with the 
surrounding Village.  Trustee Rocco made note that the need for the zoning amendment had 
previously been mentioned.   
 
Mr. Litton stated that he had been in a meeting regarding the project that included the Mayor 
and the Village Planner.  Mr. Litton stated that there were issue to be resolved but, that he like 
to concept of the project.  
 
Mr. Steffens stated that in his idealistic view of the future the property sitting at 25 Plattekill 
Avenue will be for sale in the near future.  Mr. Steffens stated that he hoped the Village would 
work with the Town to create a single municipal center where Town Hall currently is which 
would the property at 25 Plattekill Avenue also developable.  Mr. Steffens stated that in terms 
of development downtown he would rather see development go up instead of spread out. Mr. 



Steffens stated that he was skeptical whenever anyone talked about what a new project would 
be able to do for the tax revenue in the Village.  Mr. Steffens stated that the big concern will be 
water and sewer, traffic and just moving people through as this project brings more people 
into the Village.  Mr. Steffens stated that if the Planning Board see the future of New Paltz as 
one that encourages tourism then this is the type of project the Village wants.  Mr. Steffens 
stated that he was sorry but he did not particularly like the design of the proposed project and 
wished the building would have more of the feel of the 1880-1890’s architecture that is on 
Main Street.  Mr. Steffens stated he would like it if the design of the building mimicked more of 
the design of Main Street.  
 
Ms. Harschow stated that he concern was the height of the buildings and how that would 
impact the existing residences.  Specifically the residences to the east.  Ms. Harschow posed 
the question would the project block the views of the existing homes and would it detract 
from what they now have and, would it take away anything from the property owners.  Ms. 
Harschow stated that she like the way the applicant and his team designed the parking but she 
stated that she is concerned that they have not planned for enough parking.  Ms. Harschow 
inquired how many parking spaces did the applicant expect to be able to provide to the 
general public.  The applicant replied between 40-60 spaces.  
 
Mr. Steffens inquired of Chairman Zierler how the density of this project would fit in the 
Proposed NBR District, specifically Mr. Steffens wanted to know if this project would have 
worked in the NBR district.  Chairman Zierler stated probably.  Chairman Zierler stated that at 
the moment hotels are not zoned for the NBR district with the intent that over time it would 
change.  Chairman Zierler stated what the vision for the district to be a mixed use zone. 
 
Chairman Zierler stated that he loved the idea of having a hotel downtown.  Chairman Zierler 
stated that he thinks the concept is great. Chairman Zierler made note to the applicant and his 
team that the Village of New Paltz does have an affordable housing requirement in the code.  
The applicant stated that the condominiums wouldnot be high-end and that he anticipated 
sales to be a market rate.  Chairman Zierler stated that his first impression was that this was a 
lot to put into this particular space in terms of what the applicant hopes to accomplish.  
Chairman Zierler stated that one of the things that concerns him about the project is that it 
does not seem to speak to the rest of the neighborhood. Chairman Zierler stated that he was 
concerned that the project did not face either downtown nor Hasbrouck Park.  Chairman 
Zierler stated that unless the applicant creates a new street he stated that he fears that the 
main park will be even more isolated.  Mr. Zierler stated it might be a consideration to create a 
street that runs from Hasbrouck Avenue to Plattekill Avenue.  Chairman Zierler made the 
inquiry if there was a way for the applicant and the municipality to work together to better 
utilize the municipal lot.  Chairman Zierler stated that it was hard for him to get his head 
around an eight story building.  Chairman Zierler stated that he was not opposed to it but, 
rather he had trouble visualizing the project.  

 
Ms. Harschow inquired if condominiums, a hotel and a conference center can exist in 
the same building.   
 
The project architect stated that there would be security issues for the condominium 
owners with transit guests mixed in.  
 
 
 
 
 
 



Other Business 
 
Discussion of proposed changed to Section 212.23 A and B 
01:43:20-01:48:47 
 
Mr. Rodenhausen stated that the amendment to 212.23 A and B has gone up to the Ulster 
County Planning Board for review. 
 
The text currently reads: 
 
(6)(a)For minor site development plans or in other appropriate circumstances as determined by 
the Planning Board during pre-application review or during of a complete application, the 
planning Board may waive the provision of any items of information listed in this section.  
 
Chairman Zierler requested that the text be amended to read: 
 
For minor site development plans or in other appropriate circumstances as determined by the 
Planning Board during pre-application review or duringreviewof a complete application, the 
Planning Board may waive the provision of any items of information listed in this section. 
 
Chairman Zierler stated that he had a question regarding : 
 
(6)(b) In the case of a use conversion which does not require additional construction or site 
modifications, or in the case of minor changes in existing conditions requiring a building permit, 
the Planning Board may determine during a pre-application review that the site plan procedures 
outlined in this section are not applicable and may be waived. 
 
Chairman Zierler inquired how todetermine what would be considered minor. 
 
Mr. Rodenhausen stated the determination on what is minor would be up to the Planning 
Board.  
 
Mr. Steffens moved to refer amendments to Section 2121.23 A and B back to the Board of 
Trustees for the Village of New Paltz.  Mr. Litton seconded. 4 Ayes. Motion carried.    
 
 
Approval of Minutes 

A.) August 18th, 2015 Minutes 

B.) September 21st, 2015 Minutes 

01:48:51-01:52:20 

Rich Steffen stated that Heidi Jewitt is not the applicant for 71 Main Street but rather she is the 
applicant for the Huguenot Street Farms Application. Mr. Steffens stated that the last name of the 
71 Main Street Application is Goldman and the zoning district is B2. Mr. Steffens stated that he is 
recusing himself from any item that refers to Heidi Jewitt.  Mr. Steffens moved to approve the 
minutes of August 18, 2015 as amended.  Mr. Litton seconded. 3 Ayes. 1 Abstain, Chairman Zierler 
did not votes as he was not at the August 18, 2015 meeting of the Planning Board. Motion carried.  

 

Chairman Zierler moved to approve the minutes of September 21, 2015.  Mr. Steffens seconded. 4 
Ayes. Motion carried.  

 
 



Chairman Zierler stated that there are training opportunities for the Planning Board in the near 
future.  

 

Adjournment 

Mr. Steffens moved to adjourn the October 6, 2015 meeting of the Village of New Paltz Planning 
Board.  Mr. Litton seconded. 4 Ayes. Motion carried. 

 

The meeting was adjourned at 9:00pm. 

 

Respectfully submitted by, 

 

 

Kathryn Doyle-Bunker 

Clerk for the Village of New Paltz 
 
 


