
VILLAGE OF NEW PALTZ PLANNING BOARD 
WORKSHOP MEETING DECEMBER 6, 2005 

 
 

Call to order:  The meeting was called to order at 7:00 p.m. 
 
Members present: George Danskin, Chair; Ray Curran, Marion DuBois, Ruth Elwell 
Members absent: Laura Heady 
 
Also present: Rick Alfandre, Jordan Valdina, Ken Sofer, Dorothy Jessup, Dean Avery, Susan Avery 
and Michael Zierler; Village Trustee and Planning Board Liaison, and other members of the public. 
 
Meeting Agenda: The Chair announced the order of tonight’s agenda as follows: (1) the  
Transportation Study update by Mr. Chamberlin; (2) Planning Board business, and (3) review 
and discussion of applications. 
 
Other Business: New Paltz Village-Town Transportation Study Update 
 A presentation by Robert Chamberlin, PE,/PTOE  RSG Inc. 
 
Mr. Chamberlin reviewed the history and scope of the two year project and presented a variety of 
land planning elements that directly impact on transportation – such as access management, 
connectivity, pedestrian pathways and zoning tools.  He noted that Phase A, the report on existing 
conditions was completed in January and is available on the village website.  The study is currently 
two-thirds of the way through Phase B, the evaluation of alternative futures which takes into 
consideration both land use (based on growth rate and growth pattern) and transportation impacts 
and improvements.  Phase C will be recommendations, followed by additional public outreach.  Mr. 
Chamberlin noted that the two major themes that have been expressed by the public to date are (1) 
where should future development be concentrated and (2) how open spaces can be maintained. 
 
Board members acknowledged that cooperation, coordination and planning between the town and 
village are essential to the success of this project and Ms. Elwell stressed that a concrete consensus 
between the village and town is needed as well as practical scenarios from the consultants/ 
transportation committee. 
 
Minutes: 
The Chair noted that the minutes of November 1, 2005 could not be officially adopted as the three-
person quorum for that meeting included Dr. Joan Segall who is no longer a member of the Board.  
A motion was made by Ms. Elwell to adopt the minutes of the November 29, 2005 public hearing for 
the Victorian Square DEIS.  The motion was seconded by Mr. Curran and carried by the Board.  The 
minutes for the November 8, 2005 meeting will be distributed for review prior to next week’s 
meeting. 
 
Planning Board Business 
1. Planning Board Policy:  Site Plan Approval. 

The draft policy on site plan approval was reviewed by the members.  Mr. Curran suggested a 
minor addition to specify height and number of floors and Ms. Elwell noted a typographical 
error.  A motion was made by Mr. Curran to adopt the policy with those corrections.  The 
motion was seconded by Ms. Elwell and passed unanimously by the Board 
 

2. Planning Board Policy:  Training and Continuing Education for Planning Board Members 
The Chair will draft a policy for discussion and consideration at next month’s workshop 
regarding training and continuing education for Board members.  He would like to establish a 
protocol for (1) the PACE course, which some of the members have already begun, and (2) 
recording attendance at appropriate workshops during the year.  The administrator of this project 
will be the Secretary of the Planning Board. 
 

3. Review of the 2006 Meeting Schedule 
The Chair recommended that the Board include an additional workshop in January dedicated to 
traffic/transportation issues and road interconnectivity between Woodland and Stoneleigh 
Woods.  Members of that traffic/transportation ad hoc committee would be invited to provide 
updated information and offer the Board an opportunity to make comments and ask questions. 
 
The Chair also suggested an additional Saturday morning meeting in March or April for open 
discussion with the members of the public and business people who may not be able to attend 
Tuesday night meetings or dedicated to Planning Board business and (larger) planning related 
issues.   If successful, several such meeting could be held throughout the year.  Mr. Curran 
suggested that specific issues be identified during the months prior to the special meeting(s).  
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Regarding the draft schedule of 2006 meetings, the Chair noted that although the January 10th 
meeting coincides with a NY Planning Federation meeting, members can attend both sessions if 
they leave Saratoga by 4:30pm. The 2006 schedule was accepted with the additional workshop 
on January 17, 2006 at 7:00pm and Saturday morning session on March 18, 2006. 

 
Preliminary Discussions  
 
PB05-49: Robert Downs.  58 Main Street.  [SBL: 143-1-12(B-2)] 
Site Plan/Special Use Permit:  Conversion of existing retail space to a restaurant. 
 Applicant Not Present 
 
PB05-56: Erin Quinn.  26 Prospect Street. [SBL: 86.34-8-17(R-2)] 
Subdivision to create a second lot 
 Applicant Not Present 
 
The Chair requested that Board members refer to the sub-division regulations in Sections 178-17 and 
178-18 (paragraph K) of the Village code when reviewing this application.  These sections reference 
creating uniform lots and establishing property lines perpendicular to the street. 
 
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. 
 Applicant Not Present 
 
The Chair noted that the applicant had not submitted a new drawing as requested.  The public hearing 
will be held next week on December 13, 2006. 
 
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 Not Present 
 
The Chair asked the Board to look at the site concerning a bicycle rack that serves as a barrier to 
pedestrians.  The walkway is blocked therefore pedestrians must walk on to the road shoulder and 
encounter cars also using the shoulder to pass other vehicles waiting to turn left into Henry W. 
DuBois. 
 
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, Jordon Valdina, Engineer 
 
The public hearing for this application was opened and closed on November 15, 2005. 
 
Mr. Alfandre requested that the Board also consider the Blockheads application simultaneously with 
this application since both concern parking issues.  Ms. Elwell pointed out that Mr. Sofer filed for a 
preliminary discussion and needs to complete a formal application for site plan and special use 
permit.  Mr. Danskin said the agenda was light enough tonight to accommodate the request.   
 
The Chair summarized last month’s meeting regarding parking issues in relation to code 
requirements and enforcement, the double-counting of spaces, and the potential impact of the 
proposed new restaurants in the downtown area.  
 
Before discussing the material presented, Mr. Alfandre stated that the Village should be conducting a 
parking study because of the large number of variables involved in the variety of uses within the 
core business district, the number of available parking spaces (public, private, metered and un-
metered) and the frequency of uses – both in terms of types of uses and types of parking spaces.  He 
noted that the study presented certainly does not address the combination of all those variables.   
 
The study does identify, locate and map all the restaurants in the core business district (but not the 
other uses) in respect to the 400’ radius and 1000’ radius around (1) Jack Gordon’s site and (2) the 
site for Ken Sofer.  Based on the number of seats in each existing restaurant (information obtained 
from the building department) Mr. Valdina calculated the number of required parking spaces for the 
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area and used the 1999 Village parking study and map as a guide to evaluate (reference) parking 
spaces and conduct an availability study for those locations over a very limited timeframe. 
 
Before reviewing the outcome of the study, Mr. Alfandre said he believed the 400’ rule is arbitrary 
and currently irrelevant because (1) the village has not applied that component, and in fact it is 
practically impossible, to effectively identify and track the assignment of spaces to uses and (2) 
evidence from various standard traffic studies indicate that people will walk up to 1200’ for a 
restaurant use.  He stated that a 1000’ rule would be a more reasonable and practical application.  
 
In preparing this study, Mr. Valdina pointed out that it is technically not feasible to apply the code as 
written based on the following two issues: 
 
1. How to calculate parking within 400’ radius – beginning from the boundaries or from the center 

of the property will produce difference results. 
 

2. How to prevent double counting of spaces - given the amount of overlapping 400’ radius in the 
core district, it is extremely complicated and technically infeasible to include all of the radius 
from all the uses to access overlapping parking. 
 

Mr. Valdina applied the zoning code as an approximate and counted the restaurants within the 400’ 
radius from the restaurant(s) in question and looked at the number of parking spots.  He noted this 
was not an accurate representation of the intent since any restaurant on the edge of the radius only 
needs some of the spots in that radius.  He explained that by counting every restaurant within the 
400’ radius the numbers presented showed an inordinately high demand for parking in that radius 
and would probably be half as many if he could accurately annotate the spaces for the other 
restaurants outside of the given radius.    
 
Using the 1999 transportation study as the “key” for the mapping, Mr. Valdina showed the total 
restaurant/bar spaces required for the downtown area as @ a 1200’ radius; the total parking spaces in 
the downtown village as 1, 095 and the total required restaurant/bar spaces required as 856. 
 
Mr. Valdina explained how to read the data, the mapping and the calculation of parking spaces 
within the 400’ and 1000’ radius for (1) Mr. Gordon’s property at 17-19 Church Street and (2) the 
proposed restaurant at 1-3 Plattekill Avenue. 
 
In conclusion, he showed the following for Mr. Gordon’s proposed restaurant:  171 parking spaces 
within the 400’ radius and 399 parking spaces within 1000’radius.  The amount of spaces required 
for the restaurants within the defined 400 radius was 381 and 739 within the 1000.’ 
 
Although the study showed that there was not adequate parking for Mr. Gordon’s restaurant, Mr. 
Valdina again stressed the difficulties/duplications within the limits of the 400’ radius and noted that 
a large amount of parking is weighted to the south of this area at the municipal lots and residential 
streets such as Tricor, Innus, and Hasbrook.  Therefore, he said, restaurants (such as Blockheads) 
and other uses that are able to include such municipal areas within their radius do not show a 
shortage of countable parking spaces – even though people use these lots and walk to a variety of 
locations beyond a 400’ radius.  He again stressed that the fact that the numbers do not reflect the 
actual requirements that extend beyond their boundaries.  
 
There was some additional discussion with Board members about the seating designation for some 
of the restaurant listed, the use of a 5-10% error bar (safety factor), the appropriateness of the 1000’ 
radius for the Village of New Paltz, the study’s exclusion of several approved (unopened) restaurants 
and pending loss of spaces from the conversion of one restaurant parking area to a karate school, and 
anecdotal observations about the parking shortage especially in the evening.  Regarding changes to 
the 400’ radius, Ms. Elwell pointed out that the Planning Board can only uphold the code as it is 
written; changes would be an issue for the Village Board. 
 
Mr. Avery, the owner of Ariel bookstore noted that the Village government has not added any new 
parking areas in the past 30 years.  He stated that the downtown area is a walkable community, since 
people park in one location and walk to multiple activities.  He said it was not realistic to have an 
exact one–to-one allocation of parking spots to uses.  Mrs. Avery pointed out parking was never an 
issue when evening events where held at the bookstore, often serving over 100 and sometimes 200 
people. 
 
Mr. Alfandre said the evidence shows that there is available parking in the downtown area for the 
proposed uses but it is not managed well; and that the signage is totally inadequate in guiding people 
around the village.  He encouraged the Planning Board to ask the Village Board to consider 
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increasing the distance in the parking requirements and to institute “payment in lieu of parking law” 
to fund future improvements to the infrastructure.  
 
The Chair summarized that Mr. Gordon’s application is before the Board next week.  The applicant 
has prepared this study in an attempt to answer the parking concerns expressed by the Board.  The 
Board will review the material before the next meeting and the application will be brought to a vote 
if enough members feel it is appropriate to do so, unless the Board collectively feels it is not ready 
for a vote. 
 
The Chair asked the members if they would like any additional opinions from a consultant to help 
evaluate this situation prior to voting.  Ms. Elwell requested legal counsel to review whether the 
board can vary from a literal application of the law. 
 
Other Business 
Michael Zierler recommended that Board members take a look at the drainage (detention pond) at 
Green Acres. 
 
Adjournment:   
A motion to adjourn was made by Ms. Elwell, seconded by Mr. Curran and passed unanimously by 
the Board at 9:40pm. 
 
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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