
VILLAGE OF NEW PALTZ PLANNING BOARD 
REGULAR MEETING, NOVEMBER 15, 2005 

 
 

Call to order: The meeting was called to order at 7:06 p.m. When the meeting opened, a quorum of 
   three members was present. (A fourth member arrived soon after the call to order.) 
 
Members present: George Danskin, Chair; Ray Curran, Ruth Elwell, Laura Heady 
Members absent:   Joan Segall 
 
Also present:  Jack Gordon, Dino Toscani, Jordan Valdina (Alfandre Architecture); Jonathan Cohen, 
Robert Downs, Steve Ermine, Dorothy Jessup, David Santner, Ken Sofer; Michael Zierler, Village 
Trustee and Planning Board Liaison; and other members of the public. Valerie McAllister, secretary to 
the Village Historic Preservation Commission, served as secretary for this meeting in the absence of 
Alison Shestakofsky. 
 
New Applications with Public Hearings: 
 
PB05-46: Jack Gordon, 17-19 Church [SBL: 86.127-1-5 (B-2)] 
  Special Use Permit: Change existing retail space into restaurant. 
  Applicant and representative present: Jack Gordon, Jordan Valdina,, Engineer   
 
Mr. Danskin opened a public hearing on Mr. Gordon’s application at 7:07 p.m. and invited public 
comment. Mr. Santner (owner, The Bakery, Front Street) noted his recent correspondence with the PB 
and the ZBA, in which he expressed serious concern about inadequate parking on Church and Front 
Streets and its impact on his and other downtown businesses. He stated that the increased demand for 
parking created by a new restaurant would aggravate the situation, threatening local businesses with 
greater loss of revenue. He advised against approving a new restaurant until the Village finds or creates 
additional parking in the area. 
 
Contrary to Mr. Santner’s experience, Mr. Cohen (11 N. Chestnut Street) reported that his own and 
neighboring businesses have grown substantially in recent years. He noted that limited parking is a natural 
result of Village density, and he expressed confidence that patrons will adapt to the parking situation. He 
argued that the health and vitality of the Village requires that it encourage competition and welcome new 
businesses; parking should not become an “excuse” for excluding new businesses. 
 
Ms. Elwell moved to close the public hearing; Mr. Curran seconded the motion. All members present 
voted in favor, and Mr. Danskin declared the hearing closed at 7:15 p.m. 
 
Discussion 
 
Mr. Danskin noted that the current queue of restaurant applications has triggered a reexamination of the 
Planning Board’s method of inventorying parking spaces. As a result, Mr. Gordon and Mr. Valdina were 
asked at the November 8 workshop meeting to provide information about parking located within 400 feet 
of Mr. Gordon’s proposed restaurant. In response to that request, they compiled a packet of information 
and presented it for the Board’s review. Mr. Valdina summarized the packet’s contents, which include a 
Zoning Code analysis summary, excerpts from the Comprehensive Master Plan Summary and the 1999 
Parking Study, and an owner assessment of area parking. A survey of neighboring restaurant owners to 
determine how many parking spaces they “claim” within the 400-foot radius has yet to be completed.  
 
A lengthy discussion ensued. Mr. Gordon and Mr. Valdina argued that anecdotal evidence, as well as the 
1999 Parking Study itself, suggests that adequate parking is available to serve Mr. Gordon’s patrons as 
well as those of neighboring restaurants. (Mr. Valdina interprets the 1999 Study as indicating that 
available parking will be adequate until demand has increased by approximately 175%, a point which has 
not yet been reached.)  The applicant identified nearby parking that is not fully utilized but could be made 
more accessible through improvements in signage, lighting, and paving. Mr. Valdina further argued that 
the Village Master Plan supports the type of density and development that Mr. Gordon’s restaurant 
represents. He encouraged the PB to decide in favor of the Master Plan’s goals and not place an undue 
burden on the applicant by requiring him to conduct additional time-intensive parking study. 
 
Ms. Elwell pointed out that significant commercial and demographic changes have occurred in New Paltz 
and vicinity since the 1999 Parking Study was completed. She also noted the need to identify times of 
peak demand for parking, particularly in light of increased numbers of long-distance commuters. She 
suggested that GPS technology might be utilized to determine actual parking availability within a 400-
foot radius of individual restaurants. Ms. Heady pointed out that implementation of the 1999 Study’s 
recommendations would make a significant difference in the present parking situation. Mr. Curran 
questioned whether a follow-up study was necessary. Mr. Sofer, who also has a restaurant application 
pending before the PB, indicated his willingness to hire an engineering firm at his own expense, to update 
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the Study if the resulting information would be useful. Mr. Cohen and others expressed support for Mr. 
Sofer’s offer. Mr. Danskin indicated that the Board is eager for any factual information that will enable 
them to define a policy that can be applied consistently and fairly. 
 
There was some support for increasing the current 400-foot radius to 800 or 1,000 feet. One parking 
consultant with whom Mr. Valdina spoke recommended a 1,000-foot radius; Mr. Danskin requested 
additional documentation in support of that recommendation.  
 
In closing tonight’s discussion, Mr. Gordon voiced frustration that, after receiving ZBA support and early 
encouragement from the PB, his application has been “caught in the middle” of the parking reevaluation. 
Mr. Danskin acknowledged that ”converging issues” have delayed progress on Mr. Gordon’s application 
but that the PB must determine whether the application complies with Village Code requirements – 
namely, whether 24 parking spaces are available within a 400-foot radius of his restaurant that do not 
overlap with spaces available to neighboring restaurants. Ms. Heady acknowledged that, in the past, the 
PB has not required individual applicants to address the issue of overlapping spaces but now realizes the 
need to do so. Mr. Gordon’s is the first application to be considered under this protocol. 
 
Given the amount of material provided by the applicant and his representative, the Board determined that 
additional time is needed to examine closely and digest the information presented. The application will be 
taken up at the next meeting, by which time Mr. Gordon and Mr. Valdina will gather information related 
to neighboring restaurants’ demand for available parking within 400 feet of Mr. Gordon’s restaurant. Mr. 
Danskin again encouraged Mr. Valdina to provide documentation in support of increasing the 400-foot 
radius. Mr. Valdina reiterated his concern that Mr. Gordon not be placed in an untenable situation in order 
to comply with a requirement that has not been enforced in the past. 
 
Other New Applications: 
 
PB05-53:  Dino Toscani. Project: Deli with Outdoor Seating, 115 Main Street [SBL: 86.34-6-13 (B-2)] 
  Site Plan/Special Use Permit: Conversion of existing unoccupied retail space to a deli with 
        outdoor seating and enclose existing dumpster area at rear of building for use as a kitchen. 
  Applicant and representative present: Dino Toscani and Jordan Valdina 
 
At the request of the applicant and his representative, this meeting will address only the physical 
modifications to the rear of the property, approval of which will enable Mr. Toscani to proceed with 
pouring cement to construct the enclosure. (A fourth wall will be added and the height of all walls 
increased to 8 feet.) An updated plan was submitted dated 11/12/05.  
 
Mr. Curran moved to approve the existing dumpster area’s conversion to a kitchen, including construction 
of a new wall, extending of the existing enclosure walls, and adding a roof and new door, as proposed.  
Ms. Heady seconded the motion. All members voted in favor, and the motion carried. 
 
The site plan work and the special-use permit for the outdoor seating area at the front of the property will 
be addressed together at a public hearing in December. Mr. Toscani will provide additional details for the 
site plan; Mr. Valdina will submit documentation showing that the project will not diminish clear public 
right-of-way. 
 
Preliminary Discussion follow-up 
 
PB05-49: Robert Downs, 58 Main Street [SBL: 86.143-1-12 (B-2)] 
  Site Plan/Special Use Permit: Conversion of existing retail space to a restaurant. 
 
Mr. Downs appeared at last week’s workshop for a preliminary discussion about converting retail space to 
a restaurant.  Mr. Downs requested that he and his tenant/applicant be added to the agenda in order to 
ascertain from the Board what additional information is needed to expedite his application process. Mr. 
Danskin agreed to meet with Mr. Downs “off line” to summarize what is required of applicants for 
special-use permits for restaurants.  Mr. Downs clarified his intention to keep his application under 
consideration and was invited to the next Planning Board’s workshop to continue the preliminary 
discussion.  
 
Pending Application: 
 
PB03-24:  Kingston Regional Health Care System/New Life Management & Development 
       Proposed Continuing Care Retirement Community, North Putt Corners Road. 
       DEIS: Determination of Acceptance based on completeness 
 
Mr. Danskin presented an update on the Woodland Pond application DEIS. He reported that a series of 
meetings took place earlier today between the consultants for the PB and the consultants for the applicant, 
and the parties reached general agreement with respect to “next steps.” Discussion of the schedule for 
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review and comment on the revised DEIS was inconclusive, however, with proposed public hearing dates 
ranging from mid-to-late January to early March. Mr. Danskin argued for at least thirty days between the 
release of the revised draft and the conduct of the public hearing. 
 
Ms. Elwell raised several questions and concerns related to the content of the draft and its Executive 
Summary. She noted in particular the omission of Stoneleigh Woods from the list of abutting properties. 
Mr. Danskin invited all Board members to put in writing their questions and comments, both substantive 
and editorial, and submit them to him by the end of this week, after which he will forward them to the 
applicant. 
  
Other Business: 
 
Transportation Study Update:  
Mr. Danskin reported that the Woodland Pond and Stoneleigh Woods projects offered a unique 
opportunity for coordination with the Town- and Village-wide land-use/ transportation study currently in 
progress. A meeting of interested parties (representatives of the two applicants, property owners, the 
Town and Village Boards and Planning Boards, consultants, and others) resulted in general support for a 
harder look at transportation alternatives associated with the two projects, including interconnectivity 
between and among the projects and with major arterials. The applicants are now charged with evaluating 
five different transportation alternatives and presenting their analysis, after which the parties will 
determine the value of moving forward. Mr. Curran expressed his interest in participating in these 
discussions. Dennis Doyle (UCPB) recommended separating this process from SEQRA and Mr. Danskin 
agreed. Mr. Zierler reported that Mr. Doyle encouraged development of a local road/circulation system, 
walkable routes, and consideration of the hamlets in transportation planning. Ms. Jessup stated her strong 
view that transportation planning continue to incorporate wetlands protection and involve persons 
interested in those issues. Ms. Heady spoke in favor of considering affordable-housing issues. 
 
Executive Session – Interview:  
Ms. Elwell moved to enter Executive Session to interview a PB candidate and prepare a recommendation 
to the Board of Trustees. Ms. Heady seconded the motion, and all members voted to approve. Executive 
Session ended at 10:23 following a motion by Mr. Curran, seconded by Ms. Elwell.  
 
Finalizing PB Policy regarding Site Plan Approval: 
Mr. Danskin summarized members’ differences with regard to drafts of the PB policy for site-plan 
approval. Mr. Curran asked Mr. Danskin to e-mail members both versions of the draft policy with related 
comments, and requested that the draft be added to the next meeting’s agenda, to be addressed early in the 
meeting. With regard to parking, Mr. Curran reported that Mr. Zierler is willing to recommend that the 
Board of Trustees revisit such issues. He suggested that the PB read the 1999 Parking Study and perhaps 
convene a committee to make recommendations to the Trustees. 
 
Adjournment: 
A motion was made by Ms. Elwell and seconded by Ms. Heady to adjourn the meeting at 10:33 p.m. The 
motion passed unanimously. 
 
Respectfully submitted, 
 
 
Valerie McAllister 
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