
VILLAGE OF NEW PALTZ PLANNING BOARD 
REGULAR MEETING APRIL 12, 2005 

 
 
 

Call to order:  The meeting was called to order at 7:05 p.m. 
 
Members present: George Danskin, Chair; Ray Curran, Ruth Elwell, Laura Heady 
Members absent: Joan Segall 
 
Also present:  Chris Christoforou, Rebecca Schmiar, Richard Gottlieb, Andrew Kossover, Paul 
Casado, Leonard Loza, Valerie Erwin, Michael Zierler; Village Trustee and Planning Board Liaison 
and other members of the public. 
 
New Applications with Public Hearings Scheduled 
 
PB05-13:  Chris Christoforou and Rebecca Schmiar.  Snugs Café.  36-38 Main Street  
                 [SBL: 86.33-3-9 (B-2)] 
Site Plan Review: Convert existing candle shop and empty café space into a restaurant. 
 Applicants Present:  Chris Christoforou and Rebecca Schmiar 
 UCPB: Pending Decision 
 
The Chair opened the public hearing at 7:08pm   
 
Richard Gottlieb, was owns the property adjacent to the existing candle shop, informed the Board 
that he has, and would like to keep, the right-of-way over the driveway of the proposed café.  He 
was against any (permanent) construction that would block the right-of-way.  Andrew Kossover, 
who has the adjacent property to the east (40 Main Street), voiced objection to any outdoor serving 
plan for the café.  If permitted, he strongly urged that no paper products are allowed, only linen and 
plastic, to reduce the amount of neighborhood trash that accumulates on his property.  Mr. 
Kossover said he has to clean refuse from the front of his property on a daily basis. 
 
The public hearing was closed at 7:12pm. 
 
PB05-02:  Casado Enterprises/Wrapsody.  25 N. Chestnut Street.[SBL:86.034-2-3 (B-2)] 
Special Use Permit: Outdoor Dining on Side Deck 
 Applicant Present: Paul Casado 
 UCPB:  Pending Decision. 
 
The Chair opened the public hearing at 7:13pm.  There were no comments from the public.  The 
public hearing was closed at 7:14pm. 
 
DISCUSSIONS: 
 
PB05-13:  Chris Christoforou and Rebecca Schmiar.  Snugs Café.  36-38 Main Street  
                 [SBL: 86.33-3-9 (B-2)] 
Site Plan Review: Convert existing candle shop and empty café space into a restaurant. 
 Applicants Present:  Chris Christoforou and Rebecca Schmiar 
 UCPB: Pending Decision 
 
In reviewing last week’s discussion, the applicant confirmed that there would be no passage way 
between the restaurant and the existing bar; the maximum seating would be 60, BBQ and comfort 
food would be served in a casual atmosphere.  They have nine parking spaces in the back lot and 
identified access to adequate additional parking in municipal lots and on-street parking. 
 
The applicants said they would not make any physical changes in the right-of-way area and are not 
proposing any outdoor dining at this time.  The Chair reminded the applicant that outdoor dining 
does require a separate Special Use Permit from the Planning Board (Such approval would be 
contingent on the location, size of the use, the fact that it would not hinder development of the area 
or be more objectionable than permitted uses, and that adequate parking was provided.  
 
In response to questions from the board, the applicants said they were not certain if they were going 
to have eat-in and/or take-out service.  Regarding Mr. Kossover’s concern, they said they would 
make sure the outside area would be kept clean. 
 
A motion to approve the proposal was made by Mr. Curran, seconded by Ms. Heady and approved 
unanimously by the Board.  When it was noted that written response from the County Planning 
Board had not been received, a motion was made to rescind the approval and wait until next month 
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when proper documentation had been received was made by Ms. Elwell, seconded by Ms. Heady 
and carried unanimously. 
 
A question was raised about handicapped accessibility and Mr. Gottlieb said he had no problem 
with the applicants having a ramp at the side door on a temporary basis but not in perpetuity, since 
he may need that area for himself in the future. 
 
The Chair suggested that for next month’s meeting, the applicant meet with the building inspector 
to identify the handicapped access site and verify (1) whether the ground level entrance of the front 
door and/or front ramp met the ADA criteria or if a side ramp would be required and (2) whether 
opening the business is contingent on the side ramp.  
 
PB05-02:  Casado Enterprises/Wrapsody.  25 N. Chestnut Street.[SBL:86.034-2-3 (B-2)] 
Special Use Permit: Outdoor Dining on Side Deck 
 Applicant Present: Paul Casado 
 UCPB:  Pending Decision. 
 
All issues regarding this application had been resolved last week.  Given that responses had not 
been received from the County Planning Board, the Board requested to hold this application over to 
next month.  The applicant said this did not create a financial hardship.  He would proceed with the 
construction based on the approved site plan and wait until next month for the Outdoor Dining 
Special Use Permit. 
 
New Applications 
 
PB05-12:  Leonard Loza.  210 Main Street [SBL:86.42-4-2 (B-1)] 
Site Plan:  Construction of an accessory office building. 
 UCPB: Pending Decision 
 Applicant Present:  Leonard Loza, Valerie Erwin. 

 
As requested at last week’s meeting, the applicant brought in a drawing of their sign and indicating 
the overhead lights.  Since there was no written response from County and the verbal information 
given to the secretary was that this application was “incomplete” but no details were provided, the 
Board suggested holding over the application to next month.   
 
Mr. Loza said this would create a financial hardship, as he would lose his contacted price for 
lumber and miss the contracted excavation date.  He said that unlike the other cases, the County had 
just reviewed his drawing for an area variance (including the building footprint) and issued a 
response of “no county impact.”  After much discussion, review of Planning and Zoning Board 
paperwork, and consideration of granting a conditional approval, a motion was made by Mr. Curran 
and seconded by Mr. Danskin to hold the application over until next month.  The vote was 3 Ayes 
to 1 Nay.  Ms. Elwell cast the nay vote. 
 
PB05-11:  Water Street Market, LLC.  10 Main Street [SBL: 86.033-3-36 (Gateway)] 
Request to Change color of buildings 
 Applicant Not Present: 
 
Issues concerning this application were resolved at last week’s workshop with Mr. Lipstein in 
attendance.  Ms. Elwell had reconsidered the functional appropriateness of the “hitching post” 
replacement for the vandalized bicycle rack.  She will review the situation with Alan Stout.  If it is 
deemed inappropriate, the replacement of the bicycle rack will be included as a condition to this 
approval. 
 
A motion was made by Mr. Curran, seconded by Ms. Heady and unanimously passed to approve 
the color change as indicated on the submitted documents with the condition that (1) the 
landscaping be restored in a style similar to the original plan as discussed at the workshop meeting 
(2) the “Caution Rail Trail” sign for on-coming vehicles be replaced as indicated in the original 
plan and (3) the bicycle rack will be replaced if deemed necessary.  
 
 
Other Business 
 
Minutes: 
A motion was made by Ms. Elwell, seconded by Mr. Curran and unanimously passed to accept the 
minutes of March 1, 2005 with two corrections, and the minutes of March 8, 2005 as issued. 
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Ulster County Planning Board Announcements 
The chair announced several UCPB workshop and information sessions.  The secretary will 
forward this information to the members. 
 
Village Code Re-codification 
The company that prepared the recently revised Village Code Book has presented the village with a 
number of choices for “cleaning-up” the code/ making the code more readable and consistent.  The 
Chair asked the Board to review this material for discussion at next month’s workshop. 
 
Affordable Housing Memo 
Mr. Zierler said that the Deputy Mayor did not plan on holding a discussion of this issue but would 
appreciate written comments from the Planning Board.  The Chair will prepare a memo to Ms. 
Rotzler. 
 
Recommendation (or Request) to the Zoning Board 
The Chair would like to resolve the issue of whether a mixed use building in the B-1 District 
requires a Special Use Permit; specifically whether the SUP is required for residential housing 
above an approved business.  (There are currently two such cases before the ZBA)  He read the 
permitted uses of the B-1 District versus the B-2 District and showed some discrepancies within the 
text. 
 
The Chair noted that Special Use Permits are designed for unique situations and that a residential 
dwelling over a commercial space is certainly not unique in the village; it is actually encouraged by 
the Planning Board and Village Board of Trustees for the B-1 District. 
 
Mr. Danskin pointed out that code discrepancies and ambiguities could be corrected by legislative 
amendment or under the authority of the ZBA.  Since the latter would be more expeditious, he 
suggested requesting a declaratory ruling from the ZBA on the requirement of a SUP for residential 
dwellings over commercial spaces in the B-1 district.  The other Board members agreed. 
 
Adjournment:  At 9:48pm Ms. Elwell made a motion to adjourn, seconded by Ms. Heady and 
carried unanimously by the Board. 
 
Respectfully submitted, 
 
 
Alison Shestakofsky 
Secretary to Village Planning Board 
 
Copies to Trustee Michael Zierler 
                 Attorney Drayton Grant 
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