
VILLAGE OF NEW PALTZ PLANNING BOARD 
WORKSHOP MEETING DECEMBER 13, 2005 

 
 

Call to order:  The meeting was called to order at 7:08 p.m. 

Members present: George Danskin, Chair; Marion DuBois, Ruth Elwell 
    Mr. Curran arrived a few minutes after the meeting had started. 

Members absent: Laura Heady 
 
Also present: Rick Alfandre, Jack Gordon, Ken Sofer, Dino Toscani, Erin Quinn, Anthony Prizzia, 
Moishe Plotkin, Michael Zierler; Village Trustee and Planning Board Liaison, and other members of the 
public. 

Announcement by the Chair:   
The Chair noted that there was an agreement with Jordon Valdina (Alfandre Architects) that Mr. 
Gordon’s application would not be discussed tonight since the Board is awaiting legal counsel 
regarding approving applications that provide persuasive evidence but do not comply with the 
strictest interpretation of the (parking) code.  Mr. Alfandre said he wanted to present some 
conclusions based on last week’s long discussion for the Board’s consideration prior to the January 
workshop.  Mr. Danskin thought that would be appropriate. 

New Applications with Public Hearings:  

PB05-53: Dino Toscani.  Deli with Outdoor Seating.  115 Main Street.  [SBL: 86.34-6-13 (B-2)] 
Site Plan/Special Use Permit: Convert existing unoccupied space to a deli with outdoor seating and enclose the 
existing dumpster area at the rear of the building for use as a kitchen. 
 UCPB Recommendation:  Required Modifications (not denial) 
 Applicant Present: Dino Toscani 
 
The public hearing was opened at 7:11pm.  There were no comments from the public.  Ruth Elwell 
made a motion to close the public hearing at 7:12pm.  The motion was seconded by Marion DuBois 
and carried by the Board. 
 
Discussion: 
The Ulster County Planning Board recommended required modifications and asked the village to 
verify whether the knee-wall would encroach into the existing public right of way.  If it did, they 
recommended denial of the application.  Mr. Toscani’s engineer met with Mr. Danskin and came up 
with a solution that the Chair found satisfactory for Board review.  Mr. Toscani will submit a revised 
plan next week for inclusion at the January meeting.  Mr. Danskin requested that the plan clearly 
show all the leveling work. 

Minutes: Mr. Curran made a motion to adopt the minutes of the November 15, 2005 meeting.  The 
motion was seconded by Ms. Elwell and approved by the Board. 

Sketch Plan:  

PB05-56: Erin Quinn.  26 Prospect Street. [SBL: 86.34-8-17(R-2)] 
Subdivision to create a second lot 
 Applicant Present: Erin Quinn. 
 
Ms. Quinn said the sub-division would provide a separate lots in the future for (1) the construction of 
a new house for her family and (2) the rental of her current home for income purposes.  Because the 
property would be “landlocked,” she said there would be a shared driveway, shared easement and 
shared parking.  Although the house is situated very close to the neighbor in order to meet the side 
set-back, Ms. Quinn pointed out that all the houses on Prospect Street are close to each other and 
closer to the road that her house. 
 
The sub-division code regulations (Sections 178-17 and 178-18 K) references establishing uniform 
lots and property lines perpendicular to the street.  Ms. Quinn said the placement of the house and 
the irregular staggered property lines were created in order to meet the setback requirements for each 
property.  The Chair suggested she asked the surveyor about creating a (straighter) more diagonal 
property line and show each building’s dimensions to illustrate set-back compliance.  There was 
some discussion about the parking lay-out in the back.  
 
The Chair told the applicant that the drawing should show parking and also suggested that she 
discuss with the surveyor creating a straighter, more diagonal property line (this would also simplify 
the deed).  Ms. Quinn was instructed to return with a revised plan showing (1) both building 
envelops (2) the dimensions surrounding the property illustrating compliance with the setbacks 
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regulations; (3) the parking area on the proposed parcel, and (4) provide a copy of the shared right-
of-way agreement for the driveway/easement and parking.  She was also informed that she must pay 
the $1000 recreation fee/per lot before the final plat can be signed.  Before moving forward, the 
Chair suggested that she verify the mortgage bank’s permission to subdivide this property. 

Amended Site Plan: 

PB04-54: Anthony Prizzia.  81 N. Chestnut Street [SBL: 86.26-1-12 (B-1)] 
Amended Site Plan: Access and Landscaping 
 Applicant Present: Anthony Prizzia 
 
The site plan to construct a second story over an existing 3-bay garage for use as an apartment  and 
convert the ground floor of the garage into commercial space was approved by the Board in 
February 2005.   
 
Mr. Prizzia brought is a revised site based on the NYSDOT’s request to move the location of the 
driveway approximately 10’-11’ northward to accommodate the location of the existing catch basin 
(which is currently in the middle of the driveway) and allow proper drainage and eliminate 
deterioration of the shoulder and entrance.  There were no other changes to the approved site plan.  
Mr. Prizzia said he would move the approved plantings from the south to the north side of the 
driveway and noted that the State DOT will not give him a permit until the plantings are completed.  
 
Mr. Prizzia said he will replace the existing light with the required non-glare shielding in the 
springtime when he completes the plantings and re-does the entire blacktop driveway.  He noted that 
stores in the surrounding area do not stocked the non-glare lights. 
 
Board members referenced a letter and photos from Ms. Nyquist about obstacles on the sidewalk 
walking from Salvation Army.  She stated that pedestrians encounter the curb and then a bicycle 
rack which forces them to walk into the street.  Mr. Prizzia responded that people can follow the 
walk that he created across the center of the property – noting that there is currently a step-down to 
the curb.  He assured the Board that the temporary car stops would be removed, the step-down 
would match up, and the space will be wide enough to hold a double baby stroller. 
 
Noting discrepancies in the location of the bicycle rack and the fence between the approved plan and 
the recently submitted photos, the Chair suggested that a new plan that might be easier for everyone 
to understand the complaint about the bicycle rack and placement of the fence and new curb.  The 
Chair showed that the approved fence was on the far side (lined up with) the sidewalk but the photos 
showed it was currently on the other side.  Mr. Prizzia said the fence was portable and can be moved.  
Since he has to comply with the approved site plan to obtain his permit, Mr. Prizzia said he will 
relocate the fence (and bicycle rack) to the specified location as soon as possible. 
 
The following factors were also discussed: 

• Landscaping:  Mr. Prizzia said that one tree will be moved from the southern to the northern 
peninsula  

• Required (NYS) Signage:  The Chair requested that monument signs (@3-3-1/2’ off the 
ground) be used for the one-way entrance and exit instead of having the signs on a pole.  Mr. 
Prizzia felt this would be problematic in the snow and may not be acceptable to the DOT 
since it is not a standard state sign; Mr. Danskin pointed out that other businesses manage to 
keep their signs clear throughout the year and to alert the Planning Board if the DOT has any 
problems with this request. 

 
A motion was made by Mr. Curran and seconded by Ms. DuBois to approve the plan as shown.  
After a brief discussion among the members the motion passed unanimously with the following 
conditions: 
1. All approved landscaping elements from the south side portion that are being eliminated will be 

moved to north side portion (of the driveway). 
2. Monument style signs will be used for entrance and exit driveway(s?).  If NYSDOT does not 

approve of the sign, Mr. Prizzia must show evidence of that to the Board so this approval can 
be amended accordingly. 

3. The fence and bicycle rack must be moved to the locations on the approved site plan as soon as 
weather permits. 

 
New Applications: 

PB05-46: Jack Gordon.  17-19Church Street [SBL: 86.127-1-5 (B-2)] 
Special Use Permit: Change existing retail space into restaurant 
 Applicant Present: Jack Gordon, Rick Alfandre, Architect 
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To (amplify and clarify last week’s discussion) accommodate the Planning Board’s request at last 
week’s meeting, Mr. Alfandre researched uses (other than restaurants) and parking spaces within the 
400’ radius of Mr. Gordon’s property.  Using the base data from the 1999 Transportation/traffic 
Study, he calculated that there were 171 spaces (from street parking, public parking, and shared 
parking lots) and estimated that restaurants account for approximately 127 spaces, thereby leaving a 
surplus of 44 spaces for this application.   
 
(Mr. Alfandre explained that using 1/3 of the total number required for all the restaurants in that 
radius was more realistic based on the complications and duplication in using the 400’ radius 
described last week)  
 
He concluded there was sufficient parking in this area; and again emphasized that the Master Plan 
encourages growth in the downtown core business district.   
 
Ms. Elwell noted that 1999 study included private (non-restaurant) parking lot spaces with the 
assumption that the Village would be able to make some arrangements with those owners to use the 
lots after business hours for municipal parking.  Since that situation never materialized (despite some 
negotiations), those lots cannot be included in the overall count of available parking spaces despite 
the fact that many people do use those facilities “illegally” after business hours.  She stated that there 
were several letters from business owners objecting to opening any new establishments until the 
parking problem was resolved and reiterated that the Board was waiting for a legal counsel regarding 
this issue. 
 
Mr. Danskin asked Mr. Alfandre to submit the revised number of available parking spaces, by 
excluding private lots, for consideration at next month’s meeting. 
 
Additional Discussion: Parking  
There was a brief discussion among the members concerning whether a type of moratorium for uses 
in the B-2 District would be useful in providing the time needed to more completely evaluate the 
situation.  If such a policy was adopted, the Chair noted that applications previously filed would not 
be prohibited.  Ms. Elwell said she would be more comfortable with the two applications currently 
before the Board if there was an opportunity afterwards to review the larger issue of parking 
(including better use of existing spaces, the loss of some current spaces, signage, enforcement and 
plans to raise funds for parking facilities).  She believes that whatever decision is made, regardless of 
the decision, will set a precedent.   
 
Mr. Curran said that if there was to be a moratorium, the Village Board would have to make a 
commitment to conduct its own study.  Referring a similar situation he was recently involved with, 
Mr. Curran suggested that the problem may not be as severe as imagined; it may just require a better 
signage system.  He also recommended that the Village Board do its own study to develop some 
useful practical suggestions without declaring a moratorium.  
 
Trustee. Zierler said that the Village Board was scheduled to discuss parking at their meeting 
tomorrow night since the Mayor had just met with 13 business owners in the district.  Based on the 
Planning Board discussions this month, he will ask the Village Board to consider (1) the current law 
as written might be untenable and (2) payment in lieu of parking as a longer range solution.  He will 
also convey all of tonight’s comments and recommendations. 
 
Mr. Danskin asked if there was a reference to review and improve parking in the Village-Town 
Transportation Study currently in progress.  If not, he suggested that it be included since “looking for 
parking” does coincide, overlap and impact on the traffic problems in and out of the village  
 
New Applications with Public Hearings 

PB05: Moshe Plotkin. 10 South Oakwood Terrace [SBL: 86.34-11-14 (R-2)] 
Special Use Permit: Established a house of worship with a related residence 
 Applicant Present: Moshe Plotkin 
 
Although not on tonight’s agenda, the Chair noticed Rabbi Plotkin in the audience and asked if he 
would like to discuss the re-submission of his application.   Rabbi Plotkin had presented an 
application for a Special Use Permit (and site plan for an addition to his house) in September but the 
Board could not vote on it due to ambiguities in the code regarding residences and houses of worship 
in the R-2 District-.  The issue was referred to the Zoning Board of Appeals for an interpretation in 
late November.  Based on the positive result of that interpretation, the Planning Board is now able to 
consider the application.  Rabbi Plotkin noted that at this time he is only pursuing the special use 
permit. 
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The Chair explained that one of the criteria for a Special Use Permit is that the impact (on the 
community) is shown to be no greater than a permitted use.  He requested that Rabbi Plotkin 
complete the new supplemental Special Use Permit form and provide the following information, in 
writing, for review at the next meeting:  
 
(1) The number of people attending religious services normally and at maximum 
(2) The number of events/services (frequency) per year; 
(3) The days, hours and duration of such events 
(4) Noise related to events 
(5) Parking related to events 
 
The Rabbi said in general there are @ 10 people who attend “services” while attendance at other 
gatherings (special meals etc) is larger.  He said that the members of his congregation (primarily 
SUNY students and a few residents of the village) walk to services and do not stay overnight.  He 
attributed the presence of overnight parked cars to visits from family and friends, noting that both he 
and his wife come from large families. 
 
In response to Ms. DuBois question about tax exemption, Rabbi Plotkin replied that as long as his 
name is on the deed, it is his personal property and not tax exempt.  The law states that property is 
tax exempt when a clergy member lives in a residence owned by a religious organization.  If at some 
time in the future the religious organization matures and the deed can be transferred to it, then this 
property would be tax exempt regardless of whether or not there was a special use permit.   
 
 
Pending Applications: 

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  
 Applicants Present: Frank Many, (NLM&D), Cynthia Rozenberg (KRHCS); Michael Farias, 
              The Chazen Companies 
 
The applicants projected that the revised DEIS will be submitted to the Board by January 10, 2006 
for review regarding “completeness.”  Mr. Farias noted that the revised document will respond only 
to “completeness” issues; all technical issues raised by Planning Board consultants will be addressed 
in the Final EIS. 
 
Pending availability and schedule of Board members and Village consultants, the vote on completion 
may take place at the end of the January 17th meeting or in early February.  Once the DEIS is 
accepted as “complete,” the document will be distributed to all involved agencies and interested 
parties for review and a public hearing will be held to provide an opportunity for community 
residents to ask questions, obtain additional information and voice personal comments and concerns.   
 
There was a discussion on the format of the revised document to facilitate the Board’s review of 
edited material, the feasibility of using printed materials versus CD Rom disks in the distribution of 
the completed DEIS, the possibility of accessing the DEIS (excluding maps) via a website, and the 
potential locations for public viewing of the entire 3 volumes of the printed DEIS. 
 
Mr. Danskin reminded the applicants that after the finalization of the DEIS, they still need to receive 
Board approval on the final design of the complex.  He noted that the Board will be looking for 
energy efficient and environmentally sound design and construction materials. 
 
Adjournment:   
A motion to adjourn was made by Ms. DuBois, seconded by Ms. Elwell and passed unanimously by 
the Board at 9:25pm. 
 
Respectfully submitted, 
 
 
Alison Shestakofsky 
Secretary to Village Planning Board 
 
Copies to Trustee Michael Zierler 
 Drayton Grant, Attorney 
 David Clouser, Engineer 
 Ted Fink, Planner 
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