
 
 
 
 
 
 
 
 
 
 
 

 

Village of New Paltz Planning Board 

Regular Meeting of December 15, 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: Tom Rocco, Village Board Liaison 

    David Gilmour AICP, Municipal Planner 

    Christena Carp, Planning and Zoning Secretary     

             

Absent:   George Rodenhausen, Village Planning Attorney 

     

 

Chairman Zierler gives a summary of the Agenda and requests an addition of the 10/6/15 

Planning Board Minutes for Board approval and for a brief executive session to discuss 

matters leading to the possible employment of an individual or corporation.  The Board 

agrees. 

7:06-7:07 

 

Public Comment 

7:07-7:07 

No one came forward to speak to the Planning Board at Public Comment. 

 

Ongoing Application 

PB15-02: 16 North Chestnut Street 

Applicant:  Goodwill Evangelical Church 

Zoning District:  B-2 Business 

SBL:  86.127-1-8 

7:08-7:18 

 

The Planning Board and the Applicant discuss revisions to the Site Plan that can physically 

be handwritten onto the Site Plan and approved at the current meeting.  



Applicant handwrites the revisions on the Site Plan as follows:  "Amendment on 

12/15/2015; 1.  Stall (14) accessible stall to be shared by both 16 and 18 North Chestnut.; 2.  

Signage to be added to stalls 1 through 4 "Church Parking Only".  Existing restaurant only 

signs to be removed."  The handwritten amendments were signed and dated by Andrew 

White from LMV Architects and Chairman Zierler. 

 

Chairman Zierler notes that handicapped accessibility to the second floor remains an 

outstanding issue.  Chairman Zierler states that the resolution reflects the fact that the 

Planning Board is awaiting a decision from the Department of State's representative on 

whether or not an elevator must be installed on the premises.   

 

Mr. Zierler reads the following resolution and requests conditional approval from the 

Board. 

 

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 

16 NORTH CHESTNUT, VILLAGE OF NEW PALTZ 

PLANNING BOARD APPLICATION # PB 15-02 

 

GOODWILL EVANGELICAL PRESBYTERIAN CHURCH 

 

Date:  December 15, 2015    Moved by: R. Steffens 

Resolution No. 2015.12.15    Seconded by:  R. Souto 

 

WHEREAS, On May 19, 2015, Goodwill Evangelical Presbyterian Church 

(“Applicant”) applied for site plan approval and special use permit for a change of use at 16 

North Chestnut St., Village of New Paltz, in the B-2 District, from an existing restaurant 

use to a house of worship, as shown in a site plan prepared by Liscum McCormack 

VanVoorhis LLP dated 5/19/15, including internal layout by Mobile Media Storage 

Solutions, dated 2/27/15; and  

 

WHEREAS, pursuant to § 212-13E(3)(h) a house of worship is permitted by 

special permit in the B-1 District, and pursuant to § 212-13F(1)(a) all special permit uses in 

the B-1 District are considered principal permitted uses in the B-2 District; and 

 

WHEREAS, on May 10, 2015, the Building Inspector of the Village of New Paltz 

determined that despite an apparent conflict between § 212-13 and the Use Table in 

Schedule A to Chapter 212, that the provisions of § 212-13 are correct, meaning that a 

house of worship is a principal permitted use subject to site plan approval in the B-2 

District; and 

 

WHEREAS, the Applicant submitted a traffic study dated April 27, 2015, prepared 

by Stephan A. Maffia, P.E., which purported to show that there could be sufficient off-site 

parking spaces to accommodate the projected demand for the parking needed to serve the 

Sunday service; and  



WHEREAS, the application is considered a Type I application under State 

Environmental Quality Review Act (SEQRA), as the proposed house of worship is located 

in a locally designated historic landmark; and 

 

WHEREAS, the Applicant submitted a Short Environmental Assessment Form 

(EAF) dated 5/19/15 within the initial application, which the applicant subsequently 

replaced with a Full EAF in September, 2015; and 

 

WHEREAS, in September 2015 the Applicant submitted a revised internal layout 

by Mobile Media Storage Solutions, with a revision date 2/27/15; and  

 

 

WHEREAS, the Applicant applied for a Certificate of Appropriateness from the 

Historic Preservation Commission, which determined after public hearing to support 

“option B” with total signage reduced to 31.9 square feet, as shown on the modified site 

plan; and 

 

WHEREAS, the application was referred to the County Planning Board pursuant to 

General Municipal Law § 239-m, which determined on October 7, 2015, that the 

application presented no county-wide impact; and  

 

WHEREAS, on October 6, the Planning Board declared its intent to serve as lead 

agency on this application, which notice was circulated on October 16, 2015, and no 

agencies have indicated any opposition; and 

 

WHEREAS, on November 17, 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 December 1, 2015, the Planning Board as lead agency reviewed the 

Full EAF and all other relevant information and determined that the proposed use does not 

present the potential for a significant adverse environmental effect and that a draft 

environmental impact statement will not be prepared; and 

 

WHEREAS, the Applicant has submitted a proposed easement agreement between 

the owners of the property at 18-20 N. Chestnut Street and 16 N. Chestnut Street which 

would run in perpetuity as long as the Applicant occupies 16 N. Chestnut St. and which 

would provide access to four parking stalls on 18-20 N. Chestnut St. to the Applicant’s 

patrons; and  

 

WHEREAS, the Applicant submitted a one page revised Site Plan dated 7/30/15, 

prepared by M.A. Day Engineering, P.C., which includes the four dedicated parking stalls 

at 18-20 N. Chestnut Street; and  

  

NOW, THEREFORE, IT IS HEREBY RESOLVED by the Village of New 

Paltz Planning Board that:  

 

1.  The application of  Goodwill Evangelical Presbyterian Church for site plan 

for a change of use at 16 North Chestnut St., Village of New Paltz, in the B-2 District, 

from an existing restaurant use to a house of worship, as shown in a site plan prepared 

by M.A. Day Engineering, P.C., dated 7/30/15, last revised December 15, 2015, with 



internal layout by Mobile Media Inc., dated 2/27/15, last revised December 15, 2015, is 

hereby approved on the following conditions:  

 

 

a. Submission of a determination by an appropriate New York State 

Department of State official that the second floor does not have to be 

handicapped accessible;  

 

b. Revision of the site plan to indicate by signage the four spaces at 18 N. 

Chestnut Street reserved for Goodwill Church on Sundays, one of which 

shall be a universally accessible stall; 

 

c. Submission of proof of recording by the Ulster County Clerk of the 

easement for four parking spaces on the property at 18 N. Chestnut 

Street; and 

 

d. Payment of all fees and escrow.  

 

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

upon satisfaction of said conditions. 

 

Moved by:  R. Steffens   

 

Second:  R. Souto 

 

Elizabeth Harschow  

John Litton   

Richard Steffens  

Richard Souto   

Michael Zierler   

             

  Planning Board Chairman 

 

Mr. Steffens makes a motion to approve the resolution for conditional approval.  Mr. Souto 

seconds.  5 Ayes.  Motion carried. 

 

Temporary Certificate of Occupancy for Unfinished Site Plan 

PB15-05:  58 Elting Avenue 

Applicant:  Richard Steffens 

Zoning District:  R-2 Residential 

SBL:  86.42-5-13 

7:19-7:24 

 

Mr. Steffens recuses himself. 

 

Chairman Zierler notes that the Planning Board is presented with an approved site plan.  

However, the garage in the rear of the property has not yet been built.  The Building 

Inspector can grant a temporary certificate of occupancy for up to 12 months. 



 

Mr. Gilmour states that he recommends a paved apron at the head of the driveway to 

provide a transition between the street and the driveway. 

 

The Planning Board is not currently prepared to modify the site plan to include the paved 

apron. 

 

Mr. Litton makes a motion to authorize the Building Inspector to issue a temporary 

certificate of occupancy, for no more than 12 months, for 58 Elting Avenue.  Ms. Harschow 

seconds.  Mr. Steffens - Recused.  4 Ayes.  Motion carried. 

 

Zoning 

212.23 Status Update - Site Plan Review 

7:25-7:35 

Mr. Gilmour states that the Zoning Board of Appeals may want to modify 212.23 to clarify 

submission and performance standards for projects that they review.  Mr. Gilmour notes 

that a committee comprised of members of the Planning Board, Zoning Board of Appeals 

and Village Board are organizing to review 212.23.   

 

Mr. Rocco notes that two Zoning Board of Appeals members will represent their Board. 

 

Ms. Harschow and Mr. Murray agree to represent the Planning Board. The meetings will be 

coordinated by Mr. Gilmour or Mayor Rogers. 

 

Stormwater MS4 Codes 

7:36-7:37 

Mr. Gilmour notes that he and Chairman Zierler have met, and reviewed stormwater issues 

as pertains to MS4 Codes, with the Village Engineer, Mr. Ruth.  Mr. Gilmour will have a 

next-step memo readied for upcoming Planning Board meetings. 

 

Administrative Business 

7:38-8:00 

Approval of Minutes from 12/1/2015 

Mr. Souto makes a motion to approve the Minutes from 12/1/2015.  Ms. Harschow seconds.  

5 Ayes.  Motion carried. 

 

Approval of Minutes from 10/6/15 

Ms. Harschow makes a motion to approve the Minutes from 10/6/2015.  Mr. Litton 

seconds.  5 Ayes.  Motion carried. 

 

Meeting of January 5, 2015 

Chairman Zierler notes that PB14-08, the Pencil Hill application, will be on the Agenda and 

that a preliminary drainage report will be forthcoming.  Mr. Clouser will review, and 

comment on, this report. 

 

Chairman Zierler proposes a site visit.  The Board discusses scheduling and decides to meet 

at the site on Tuesday, December 22nd at 11 a.m.  Chairman Zierler will confirm special 

meeting date with the Applicant.  A Public Notice will be sent to the Daily Freeman and 

New Paltz Times, placed on the Village website and posted in the Village Hall's lobby. 

 



Discussion of Escrow Policy 

8:00 - 8:28 

Chairman Zierler states that he is concerned by the cost of legal expenses incurred by 

residents doing minor changes and by some commercial projects that are minor, largely 

signage and lighting, but cost the applicants over $1,000.  Chairman Zierler notes that 

applicants are absorbing legal costs such as clarification on laws that could, instead, be 

included in the Planning Board's attorney retainer. 

 

Mr. Litton questions whether the Planning Board can offer the attorney a larger retainer and 

charge the applicants less money. 

 

Chairman Zierler states that he and Attorney Rodenhausen discussed the efficacy of a larger 

retainer in reducing applicant costs while allowing a more expansive approach toward 

Planning Board requests for information.  

 

Mr. Murray questions whether minor applications can be scaled to reduce the attorney's 

charges.  Mr. Murray states that it may be possible to package minor applications as an 

annual group buy, i.e. 20 or 30 minor projects for X amount of dollars. 

 

Mr. Steffens informs that real estate has a major effect on the quality of life in the Village 

of New Paltz and, dually, is the Village's only source of income.  Mr. Steffens states that 

promoting the highest and best use of real estate is in our interests and that having access to 

the services of our Planning Board attorney is key to protecting these interests.  Mr. 

Steffens informs that the attorney provides services to the Planning Board and he does not 

think it is fair to pass the charges along to the applicant.  At the same time, Mr. Steffens 

agrees that a fair fee structure does not translate into an open checkbook.  

 

Mr. Litton states that we should have a certain sum of money to pay the Planning Board 

attorney which is not connected to what the applicant pays.  The applicant would be 

charged according to a fee schedule. 

 

Mr. Steffens notes that perhaps all commercial applications should be $1000 and 

recommends putting the applicant costs right up front.  Mr. Steffens agrees that the 

Planning Board's attorney retainer is too small in relation to the expectation of services. 

 

Mr. Rocco states that the Planning Board attorney used to have more hours and a higher 

retainer.  Mr. Rocco notes that a combination of reasonable, and mostly standardized, fees 

combined with a retainer would have to be implemented in order to address escrow issues. 

 

Ms. Harschow cautions that the Planning Board has to combine both retainer and escrow 

charges as a means of checks and balances.  Otherwise, an applicant could interpret the 

change in policy as free legal advice. 

 

Chairman Zierler states that he and Mr. Rodenhausen had discussed a hybrid-type system 

wherein the escrow had set limits and the retainer was increased to free up time to address 

Planning Board issues.  Chairman Zierler suggests increasing the retainer from $4,000 to 

$10,000 per year.  Under the retainer, meeting memos and resolutions can be covered.  

Chairman Zierler states that for many smaller projects, like minor residential projects, there 

should be no fee except for the $30± public notice fee.  For larger projects, depending upon 

their size and complexity, an escrow account can be established.   

 



Chairman Zierler ask the Board if they consistently want to establish an escrow account up 

front. 

 

Mr. Rocco questions whether there's been any research on how other villages handle 

escrow. 

 

Chairman Zierler notes that he spoke with the Chairman of a planning board from a nearby 

town. They  primarily use a planning consultant, rather than an attorney or engineer.  The 

town did not generally use escrows.  Chairman Zierler asks the Board if they are in 

agreement that a letter should be drafted to the Village Board asking them to provide a 

higher retainer for the Planning Board's attorney with the understanding that an agreement 

will be drawn up. 

 

Mr. Litton suggests coming up with a sum for the retainer and, additionally, looking over 

the fee schedule for the most common things that come before the Board. 

 

 

Mr. Steffens notes that certain projects will need experts, but that every application requires 

legal advice. 

 

Mr. Souto agrees with increasing the retainer, but thinks that the Planning Board should 

detail inclusions, exclusions, fee schedules, escrow schedules and the process for review in 

their agreement with the attorney. 

 

Chairman Zierler states that Mr. Rodenhausen proposed a $10,000 retainer.    

 

Mr. Rocco states that monies may not be available in the current budget, unless monies are 

in the contingency fund. 

 

Chairman Zierler states that the Planning Board will be asking for a pro-rated amount and 

will provide documentation as to why this is necessary.  Chairman Zierler notes that the 

responsibilities of the Planning Board have changed as they are now looking at one or two-

family residential applications.  Chairman Zierler maintains that, ultimately, the Planning 

Board will receive better service through such an agreement. 

 

Chairman Zierler requests a motion for the Planning Board to authorize drafting a letter to 

submit to the Village Board, or Village Clerk, with a request for a pro-rated retainer 

increase, from January through May, to reflect a new annual $10,000 retainer. 

 

Mr. Souto cautions that the retainer should include a definition of inclusions, exclusion, fee 

schedules, escrow schedules and a process for review. 

 

Mr. Litton makes a motion to draft a letter to the Village Board, or Village Clerk, 

requesting that the retainer for legal services be increased from $333.33 per month to 

$833.00± per month with the understanding that a draft document indicating what is to be 

covered and excluded from the retainer for services provided by our attorney will be 

produced.  Ms. Harschow seconds. No Ayes.  Motion not carried. 

 

Mr. Steffens states that he would be more comfortable recommending the increase in 

retainer to the Village Board once he has a justification for that increase. 

 



Mr. Zierler notes that his spreadsheet detailing year-to-date legal expenses paid from 

escrow accounts provides the necessary justification.  In this spreadsheet, Residential 

(minor) projects incurred legal expenses of $1,171; Residential (moderate) projects incurred 

$1,053; Non-residential (minor) projects incurred $1,624; Non-residential (moderate) 

projects incurred $2,427; and Subdivisions incurred $2,350 for a year-to-date total of 

$8,625. 

 

Mr. Litton makes a motion to draft a letter to the Village Board, or Village Clerk, 

requesting that the retainer for legal services be increased from $333.33 per month to 

$833.00± per month with the understanding that a draft document indicating what is to be 

covered and excluded from the retainer for services provided by our attorney will be 

produced.  Mr. Steffens seconds. 5 Ayes.  Motion carried. 

 

Chairman Zierler states that the Planning Board take a look at the map, and read the code, 

for the NBR district in order to be conversant by the January 5, 2016 meeting. 

 

Mr. Rocco presents that the Planning Board consider raising legal, as well as planning, 

issues regarding the NBR Code. 

 

Chairman Zierler agrees and thanks everyone for being on the Board.  Chairman Zierler 

notes that the Planning Board had 20 applications this year and that three were 

subdivision/lot line revisions; eight were pre-applications, three are still open, and five 

applicants never returned.  Chairman Zierler asks if anyone wants to follow up on LALO 

which is still open. 

 

Mr. Litton agrees to follow up on LALO. 

 

The Board discusses the two other application that remain open.  No action is taken. 

 

Chairman Zierler notes that there were seven site plans including one dismissal and some 

temporary Certificate of Occupancies. 

 

Executive Session 

Mr. Steffens makes a motion to go into Executive Session to discuss matters leading to the 

possible employment of an individual or corporation and to discuss proposed or possible 

litigation.  Ms. Harschow seconds.  5 Ayes.  Motion carried.  Executive Session begins at 

8:29 p.m. 

 

No actions are taken. 

 

Mr. Litton makes a motion to come out of executive session. Mr. Steffens seconds. 5 Ayes.  

Motion carried.  Executive Session ends at 8:50 p.m. 

 

Adjournment 

Mr. Steffens motions to adjourn. Ms. Harschow seconds. 5 Ayes.  Motion carried. 

 

The meeting was adjourned at 8:51 p.m. 

 

 

 



Respectfully submitted by, 

 

Christena Carp 

Planning and Zoning Secretary  

 

 

 


