
 
 

 

Village of New Paltz Planning Board 

Regular Meeting of November 3, 2015 

Village Hall - 7:00 p.m. 

Minutes 

 

Present:  Michael Zierler, Chairman 

        Liz Harschow 

    John Litton 

    Richard Souto 

    Rich Steffens 

    William Murray, Alternate 

    

Also Present: Christena Carp, Planning and Zoning Secretary 

    David Gilmour AICP, Municipal Planner 

    Tom Rocco, Village Board Liaison 

     

Absent:   George Rodenhausen, Village Planning Attorney 

 

 

Welcome 

7:00-7:02 

Chairman Zierler requests, and receives agreement, from the Board to move forward with the addition 

of agenda items regarding using village email addresses and discussion about the Transportation 

Implementation Committee on the Village website; as well as providing a quick overview of upcoming 

agenda items for the 11/17/15 Planning Board meeting. 

 

Mr. Gilmour notes that Mr. Murray was duly appointed by the Village Board to be the liaison to the 

Ulster County Planning Board. 

  

Chairman Zierler makes a motion to open the public hearings.  Mr. Litton seconded.  Mr. Souto so 

moved.  5 Ayes.  Motion carried. 

 

Public Hearings 

7:03-7:04 

Chairman Zierler states that both 7 North Manheim and 86 Main Street can have their public hearings 

closed as there is no additional public comment.  Chairman Zierler makes a motion to close the public 

hearings.  Mr. Souto seconded.  5 Ayes.  Motion carried. 

 

PB15-13: 7 North Manheim 

Applicant:  Amy Hannes 

Zoning District:  R-2 Residential 

SBL:  86.144.2-9 

7:05-7:10 

 

Chairman Zierler states that the Board has determined completeness and that the application was 

designated as a Type 2 SEQR action.  Chairman Zierler states that the Planning Board must await the 



11/10/15 decision of the Zoning Board of Appeals before taking further action at the next Planning 

Board Meeting scheduled for 11/17/15.  

 

Chairman Zierler states that if a variance is not granted by the Zoning Board of Appeals, then the deck 

will have to be removed and a new final site plan issued to the Planning Board.   

 

Ms. Hannes states that Mr. Kniffen will start work as soon as a permit is issued as she is working within 

a tight timeframe.  Ms. Hannes asks how soon a permit can be issued. 

 

Chairman Zierler states that, if the Zoning Board of Appeals does not grant the variance then, a 

modified final site plan illustrating that the deck has been removed needs to be sent to the Planning 

Board in advance of the 11/17/15 Planning Board meeting.  If, however, the Zoning Board of Appeals 

grants the variance, then the existing site plan could be reviewed by the Planning Board at the 11/17/15 

Planning Board meeting. 

 

Chairman Zierler states that if the variance is denied, Ms. Hannes should get in touch with Planning and 

Zoning Secretary in order to move forward on a new site plan.  Chairman Zierler asks if there are any 

further questions from the Board.  All Nos. 

 

Chairman Zierler states it would be helpful to make a notation on the site plan stating that if additional 

space is converted into a fourth bedroom, then the applicant will have to come back to the Planning 

Board before proceeding.   

 

Mr. Gilmour recommends placing a zoning relief notation on the site plan if the conversion is requested. 

 

Mr. Kniffen states that a variance would be needed. 

 

 

PB15-16: 86 Main Street 

Applicant:  Joel Fischer 

Zoning District:  B-2 Core Business 

SBL:  86.143.1-18 

7:11-7:15 

 

Chairman Zierler states that short form for SEQR needs completion.  Chairman Zierler states that it 

would be an unlisted action and makes a motion for a Negative Declaration.  Mr. Steffens seconded.  

Mr. Litton so moved.  5 Ayes.  Motion carried. 

 

Chairman Zierler states that Mr. Fischer can meet with Building Inspector, Mr. Arms, who can then 

issue a signed permit.  Chairman Zierler will sign the resolution and, barring any issues with escrow, the 

applicant can come in tomorrow to pick up the permits. 

 

Mr. Gilmour states that he will issue a determination for the file and will contact Village Clerk to give 

Mr. Fischer a copy. 

 

Chairman Zierler reads the resolution for Site Plan Amendment for 86 Main Street. 

 

 

 



VILLAGE OF NEW PALTZ PLANNING BOARD 

25 PLATTEKILL AVE. 
NEW PALTZ, NY 12561 

(845) 255-3055 
(845) 255-5103 Fax 

 

RESOLUTION OF SITE PLAN APPROVAL 
86 MAIN STREET AND 1-3 PLATTEKILL AVE., VILLAGE OF NEW PALTZ 

PLANNING BOARD APPLICATION # PB 15-16 
 
Date:  November 3, 2015     Moved by:  M. Zierler 
Resolution No. 2015.11.3    Seconded by: R. Souto 
 

WHEREAS, on November 3, 2015, Joel Fischer applied for amended site plan at 86 Main Street/1-3 
Plattekill Avenue in the B-2 District to provide a third tenant space for core retail business use, as shown in 
plans entitled, “Site Plan Submittal Drawings for 86 Main Street, Sheet No. C-1,” prepared by Alfandre 
Architecture P.C., dated September 22, 2015; and  

 
WHEREAS, referral to the County Planning Board pursuant to General Municipal Law § 239-m is not 

required pursuant to the memorandum of agreement between the County and the Village of New Paltz; 
and  

 
WHEREAS, the applicant submitted a Short Environmental Assessment Form (EAF) dated 9/22/15, 

with his application; and 
 
WHEREAS, on November 3, 2015, a duly noticed public hearing was held at Village Hall, 25 Plattekill 

Ave., New Paltz, at which all those who wished to be heard were permitted to provide testimony regarding 
the application; and 
  

WHEREAS, on November 3, 2015, the Planning Board reviewed the EAF and all available 
information on potential environmental effects and determined that the project will not have any 
significant adverse environmental effect and that a draft environmental impact statement will not be 
prepared;  

 
NOW, THEREFORE, IT IS HEREBY RESOLVED by the Village of New Paltz Planning Board that:  
 
1.  The application of Joel Fischer for amended site plan at 86 Main Street/1-3 Plattekill Avenue in 

the B-2 District to provide a third tenant space for core retail business use, as shown in plans entitled, 
“Site Plan Submittal Drawings for 86 Main Street, Sheet No. C-1,” prepared by Alfandre Architecture P.C., 
dated September 22, 2015, is approved subject to the following conditions: payment of all fees and 
escrow; and  

 
2. The Chair of the Planning Board is hereby authorized to sign the site plan upon satisfaction of 

said conditions. 
 

 
Moved by:    M. Zierler  

 
Second:     R. Souto 



 
Elizabeth Harschow __________ 
John Litton  __________ 
Richard Steffens __________ 
Richard Souto  __________ 
Michael Zierler  __________ 
 
 
             

  Planning Board Chairman 
 
 
Chairman Zierler makes a motion to approve the resolution.  Mr. Souto seconded.  5 Ayes.  Motion 

carried. 

 

New Application - Determination of Completeness 

PB15-18: 87-91 Main Street 

Applicant:  Michael Beck 

Zoning District:  B-2 Core Business 

SBL:  87.127-1-14 

7:16-7:29 

 

Mr. Beck states that the roof above Mexicali Blue, located at 87 Main Street, sustains damage due to 

water collection.  Mr. Beck states that, in order to correct the situation, he has been advised by his 

contractors to place a roof over the alleyway between his building and his neighbor's (Manny's, located 

at 83 Main Street), which will create a continuous expanse of roof.  Water running off this new roof will 

go into a downspout and run underground to a catch basin and into the municipal stormwater sewer 

system.  Mr. Beck stated that, due to the change to the streetscape at the front of the building, the 

Building Inspector referred him to the Planning Board.  Specifically, Mr. Beck plans to build up the 

parapet over the front of Mexicali Blue. 

 

Chairman Zierler states that it appears that less water will be flowing across the back parking lot 

anymore as it will be collected and diverted to the stormwater sewer system. 

 

Mr. Beck states that in winter, that parking lot has been an ice slick in previous years. 

 

Chairman Zierler states that the Board needs to make a determination that Mr. Beck's application is 

complete and then a public hearing can be set for two weeks from tonight. 

 

Mr. Beck states that the survey maps have been updated and that his map shows that there's an 

encroachment onto the building that houses Manny's.  Mr. Beck suggests doing a lot line revision or 

easement to address the fact that the new roof will be tied into Manny's building. 

 

Chairman Zierler states that the Building Inspector agrees that an easement that runs with the property 

should be worked out with the owner of Manny's.  Chairman Zierler asks Mr. Beck to draw up an 

agreement with the owner of Manny's regarding said easement. 

 

Mr. Beck asks if both a lot line revision and an easement can be done. 

 



Ms. Harschow states that an easement will cover the changes to the roof either way. 

 

Mr. Steffens states that the problem is that the new roof will be overhanging property belonging to the 

owner of Manny's and that a lot line revision will not cover that encroachment. 

 

Chairman Zierler asks that Mr. Beck get the easement agreement to the Planning Board by 11/10/15 and 

asks if there are any changes to the lighting. 

 

Mr. Beck answers no. 

 

Ms. Harschow asks if there is just going to be a structural canopy that is open underneath. 

 

Mr. Beck answer yes. 

 

Chairman Zierler ask if Mr. Beck knows what the parapet is going to look like. 

 

Mr. Beck states that the facade is identical, but that it will be extended two feet higher. 

 

Mr. Souto asks how the space created by raising the roof will be utilized. 

 

Mr. Beck responds that he and his tenant may take that space to the roof and give it a pitch. 

 

Chairman Zierler makes a motion that, based on the recommendation from the Planning Board Attorney 

and Village Planner, the Planning Board consider this to be a Type 2 action.  Ms. Harschow seconded.  

Mr. Souto so moved.  5 Ayes.  Motion carried. 

 

Chairman Zierler states that we're done with SEQR and just need the easement. 

 

Ms. Harschow questions that, once you put a canopy over the exhaust fan, won't it have to come out 

through that canopy to exhaust?   

 

Mr. Beck states that the fan is high enough above a chimney to vent. 

 

Ms. Harschow asks if it is still going to be above the roof. 

 

Mr. Becks responds that he will get approval from Gordon Fire Company that the plan meets code. 

 

Chairman Zierler states that the application is complete and that a public hearing can be set. 

 

Mr. Steffens ask if we can get the easement agreement done prior to a public hearing. 

 

Mr. Beck states that he will. 

 

Chairman Zierler states that he expects the approval and the easement agreement be given to the 

Planning Board by 11/10/15.   

 

Chairman Zierler motions that the application is complete, with the exception of an easement agreement 

and the approval from Gordon Fire Company, and that the public hearing can be set for 11/17/15.  Ms. 

Harschow seconded.  Mr. Steffens so moved.  5 Ayes.  Motion carried. 

 



 

 

 

Ongoing Discussions - Zoning Code Changes 

Draft Stormwater Law, discussion and possible recommendations to the Village Board 

7:30-7:45 

 

Chairman Zierler asks Mr. Gilmour about the timeframe required by Mr. Gilmour and the Village Board 

for the Planning Board to take action. 

 

Mr. Gilmour recommends that the Planning Board bring their suggestions to the Village Board by mid-

January. 

 

Chairman Zierler states that he is looking for when the Village was notified that they were an MS4 

community. 

 

Mr. Gilmour states that the Village received a letter that we'd be in the stormwater program in 2014.  

 

Mr. Gilmour states that there are six different minimum control measures for an MS4 community that 

must be complied with.  Mr. Gilmour notes that it is not apparent that we have a currently compliant 

stormwater law.   

 

Chairman Zierler states that the Planning Board needs to review DEC model language and get familiar 

with the MS4 context and get back to Mr. Gilmour with some questions. 

 

Mr. Gilmour states that Ulster County can do a training to help build capacity. 

 

Chairman Zierler states that this is all intended to go into our zoning code and asks the Board how they 

would like to proceed on making suggestions to the Draft Stormwater Law. 

 

Mr. Souto recommends making a deadline for comments from the Planning Board. 

 

Chairman Zierler states that suggestions will be expected at the 11/17/15 Planning Board meeting. 

 

Ms. Harschow asks if the training session can occur before the Planning Board's next meeting so that the 

Planning Board Members can make informed suggestions. 

 

Chairman Zierler states that he will send links to the DEC website to the Planning and Zoning Secretary 

who will then forward them to all of the Planning Board Members.  Chairman Zierler states that the 

proposed law provided by the Village Planner is based on model language from the DEC.  Mr. Gilmour 

has customized the language and Mr. Rodenhausen has reviewed the proposed law and given his okay.  

Chairman Zierler states that the Planning Board may come up with questions to move to the Village 

Board or, if the Planning Board obtains answers, then maybe the Planning Board can suggest changes to 

the code. 

 

Administrative Business 
7:46-7:55 

 

Status Report - Section 212-23 

Mr. Gilmour states that the Section 212-23 site plan review amendment referred to the Village Board for 



consideration is scheduled to be reviewed at the 11/4/15 Village Board Meeting. 

 

Neighborhood Business Residential (NBR) Mixed Use Zoning 

Mr. Gilmour states that the proposed NBR Mixed Use Zoning proposal he provided from the Ulster 

County Planning Board was adopted by the Village Board as it was originally framed before forwarding 

to the County.  The Village Board vote was unanimous with one person absent.   

 

Mr. Gilmour states that he distributed the Ulster County referral response at tonight's Planning Board 

Meeting.   

 

Chairman Zierler states that the Ulster County Planning Board recommended a required modification.  

The Village Board attained a super majority.  The Village Board decided to go with the law as it was 

originally framed before forwarding to the County. 

 

Official Village Maps 

Chairman Zierler states that, in the past, official Village maps have been provided by Brinnier and 

Larios, PC. 

 

Mr. Gilmour states that Brinnier and Larios has updated the zoning map.  Mr. Gilmour states that the 

presumption is that we don't have to readopt the zoning map and that he can print our large-scale copies. 

 

Mr. Litton states that adding the map  into the code books would be beneficial. 

 

Mr. Rocco states that it would b e helpful to replace the map on the conference room wall with an 

updated map. 

 

Ms. Harschow states that we need to see a map that shows the Town lot lines that are abutting the 

Village.  

 

Chairman Zierler states that it can be done as an overlay as well.  Chairman Zierler states that both 

Village and Town should have a full set of maps for each other. 

 

Ms. Harschow states that the Planning Board used to have a book inclusive of both the Village and the 

Town maps. 

 

Mr. Zierler states that the status of the moratorium in the NBR district is over when the NBR zoning 

code was adopted by the Village Board. 

 

Mr. Souto states that the County may require an explanation of why we did not accept their adoptions.  

Mr. Souto states that the Planning Board does not know whether it is a closed issue right now. 

 

Chairman Zierler states that he will need something in writing regarding the adopting resolution and that 

minutes and video of the Village Board meeting will suffice. 

  

Minutes Approval - 10/6/15 and 10/20/15 

7:56-8:02 

 

Minutes - 10/6/15 

Chairman Zierler states that he has a few minor typographical changes.  Chairman Zierler makes a 

motion to approve the 10/20/15 Planning Board minutes.  Mr. Souto seconded.  5 Ayes.  Motion carried. 



 

Minutes - 10/20/15 

Chairman Zierler request that Mr. Souto's name be added to the minutes and that minor changes be 

made.  Chairman Zierler ask the Board if there are any other changes. 

 

Mr. Litton requests that the minutes read as "sign permit form" vs. "sign permit". 

 

Mr. Souto states that a signature line should be added to the resolution for 71 Main Street. 

 

Chairman Zierler makes a motion to approve the Minutes from the 10/2015 Planning Board Meeting.  

Mr. Steffens seconded.  5 Ayes.  Motion carried. 

 

Transportation Implementation Committee 

8:03-8:05 

Chairman Zierler states that the Transportation Implementation Committee meets once a month and that 

information about their meetings is on the Village website.  Chairman Zierler states that their next 

meeting is set for November 18th. 

 

Mr. Gilmour states that he has worked with the Committee on grant applications. 

 

Mr. Rocco states that he is also a liaison from the Village Board for the Committee. 

 

Chairman Zierler asks if it makes sense for Planning Board to have a representative at the meetings if 

the Planning Board thinks that it might be relevant. 

 

Mr. Rocco states that the Planning Board makes decisions based on existing code.  The Committee is in 

a planning mode, but not so much with the existing code.  Mr. Rocco states that the Committee is trying 

to get changes made that are not necessarily code change like getting money from the County or the 

State of New York to facilitate more pedestrian and transportation changes. 

 

Thank you to Mr. Murray 

8:06-8:07 

Mr. Gilmour states that Mr. Murray was appointed by the Village Board last week to serve as Ulster 

County Planning Board representative, so now there's a process of referral up to County Planning. 

 

Chairman Zierler thanks Mr. Murray 

 

Reviewing upcoming Agenda for 11/17/15 Planning Board Meeting 

8:07-8:14 

Chairman Zierler states that Goodwill Church's public hearing is upcoming. 

 

Mr. Gilmour states that the application was referred to the Ulster County Planning Board.  The Village 

Palnning Board's letter of intent to serve as lead agency was circulated. 

 

Completion of Site Plan review for 7 North Manheim will be on the agenda. 

 

Chairman Zierler states that a public hearing was set tonight for Mr. Beck's application and a pre-

application for Ms. Zuniga.  Chairman Zierler states that Ms. Zuniga is trying to temporarily get things 

up and running in order to establish her business again and have a place to live.  Chairman Zierler states 

that there is a business use change at 19 Church Street. 



 

Mr. Litton asks if the whole space at 19 Church Street is being changed. 

 

Chairman Zierler states that he is not sure, but that parking will have to be considered again.  Chairman 

Zierler states that a plan was adopted by the Village and Town regarding Millbrook Preserve.  Chairman 

Zierler states that he would like the Planning Board to make recommendations for a guidelines or codes 

regarding the creation of a watershed overlay for this area so that the waters flowing into the preserve 

may be protected. 

 

Mr. Gilmour suggests that 15 Water Street and the Pencil Hill Lot be on the agenda for review. 

 

Mr. Souto asks to add the Draft Stormwater Law to the next agenda. 

 

Mr. Gilmour states that the Planning Board may also have commentary back from the Village Board 

regarding site plan review. 

 

Executive Session 

8:15-8:51 

To discuss matters leading to the appointment, employment, promotion, demotion, discipline, 

suspension, dismissal or removal of a particular person or corporation. 

 

Chairman Zierler makes a motion to go into executive session.  Mr. Souto seconded.  Mr. Steffens so 

moved.  5 Ayes.  Motion carried. 

 

Mr. Litton motions to come out of Executive Session.  Mr. Souto seconded.  5 Ayes.  Motion carried. 

 

Adjournment 

8:51-8:52 

Mr. Steffens makes a motion for adjournment.  Mr. Litton seconded.  5 Ayes.  Motion carried. 

 
The meeting was adjourned at 8:52 p.m. 

 

Respectfully submitted by, 

 

Christena Carp 

 

Planning and Zoning Secretary for the Village of New Paltz 


