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Present:   Chairperson Roxanne Pecora, Vice-Chairman Darin DeKoskie, Member David 

Mastny, Member Sal Morello and Member Ephie Trataros  

 

Excused:   Member Steve Bailer and Member Christina Hill 

 

Also present:  Planner Bonnie Franson, AICP  

 

The meeting commenced at 7:40 p.m. with the Pledge of Allegiance.   

 

Chairperson Pecora called for a motion to approve the May 19, 2025 Minutes.  Upon 

Motion of Member Trataros, seconded by Member Morello and all present voting in favor, the 

Minutes were approved by a vote of 5-0-2. 

 

Vouchers:  

  

Nelson Pope & Voorhis – Planner Service April 2025    $  2,700.00 

Whiteman, Osterman & Hanna LLP – Castlemore Escrow    $     130.00 

 

Chairperson Pecora called for a motion to approve the vouchers.  Upon Motion of Vice-

Chairman DeKoskie, seconded by Member Mastny, and all present voting in favor, the Motion 

passed 5-0-2. 

 

OLD BUSINESS: 

 

Streamside Farms Site Plan/SUP (owner Paul Page) – Case No. 2021;16; 263 Mountainview 

Avenue; SBL No. 56.75-1-56.11; R-12 Zoning District  

 

Owner Paul Page and Steve Sparaco, P.E. were present.  Mr. Page addressed the Planning Board 

stating that he had been reviewing “Schedule A – Conditions of Special Use Permit and Site Plan 

Approval” and had completed most of the requirements.  He had been meeting with Sal Morello 

in his capacity as the MS4 Officer and review of the Stormwater Pollution Prevention Plans 

(SWPPP).    It was his understanding that the escrow needed to be supplemented so that the 

professionals needed to review the final plans for approval could be compensated.   

 

Chairperson Pecora had email communications with Engineer Stellato who had indicated that the 

final plan set had not been provided by the Applicant.  Mr. Page stated that what was missing 

were landscape and lighting design as well as an updated cover page and updates pursuant to 

Board of Health requirements and he would have his Engineer Terri Hahn provide a complete set 

of plans.   
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It was also noted that the Planning Board Attorney would need to review the plans as per the 

conditions of approval, e.g. any easements, etc.  Planner Franson indicated she believed she 

could perform any review within the monthly retainer at this time.   

 

Discussion ensued regarding what would be an acceptable amount to request for a supplement to 

the escrow for the consultants.   

 

Mr. Page was requested to provide a response letter addressing all conditions of approval, a 

complete digital site plan file. 

 

Chairperson Pecora entertained a Motion to supplement the escrow in the amount of 

$7,500.00.  Upon Motion of Vice-Chairman DeKoskie, seconded by Member Morello, the 

Motion passed by 4-1-2 by the following vote:   

 

Roxanne Pecora    Aye 

Darin DeKoskie   Aye 

Sal Morello     Aye 

David Mastny    Aye 

Steve Bailer    Absent 

Christina Hill    Absent 

Ephie Trataros    Abstain  

 

PRE-SUBMISSION:  

 

Wenzel Amended Site Plan – SBL No. 56.51-3-10; 126—130 Broadway; RG Zoning District 

 

Randy Wenzel was present. 

 

The Applicants had attended a workshop and Planner Franson’s workshop summary notes had 

been provided. 

 

Mr. Wenzel addressed the Planning Board to explain the request to allow the existing four (4) 

trailer storage containers with the ability to add up to two (2) additional containers if needed.  

The storage containers, situated in an existing parking lot, are 16’ off the northern boundary line 

and are visible from Broadway.  Chairperson Pecora inquired if the containers could be located 

in the back of the building on the property (Dollar General and laundromat).  Mr. Wenzel stated 

that it was not feasible due to access to existing gas and water lines as well as delivery access.  If 

additional containers were installed, they could be placed closer to the building rather than 

Broadway. 

 

Planner Franson noted that the containers were visible on the property located in the Gateway 

zoning district and vegetative screening should be considered to mitigate the impact.  The 

location for screening may be within the New York State Department of Transportations right-of-

way and permission would be needed.  Installation of fencing to screen the containers was 

discussed.  Member Morello felt that decorative screening could mitigate the visual impact.   
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The Applicant was requested to submit an amended scaled Site Plan depicting six (6) container 

locations with setbacks, with zoning district and bulk requirements provided on the plans.  

Although the proposal appeared to qualify as a Type II action under SEQR, a Short EAF Part I 

needed to be provided as part of the application.  

 

NEW BUSINESS:   

 

Maple Ridge Cottages Site Plan (SUP) Delaware Engineering, Agent – Case No. 2025-5; 

SBL No. 63.4-3-33.11; 100 Maple Ridge Drive; R-40 Zoning District 

 

Martin Barth representing Church Communities and Planner Adam Yagelski from Delaware 

Engineering were present.  Planner Yagelski addressed the Planning Board stating that the plans 

had been revised to add labels to existing main structures, updated aerial imagery to show the 

gatehouse and CSX rail line with access roads.  The north and south access connections had been 

labeled and a note regarding wall pack lighting had been added.  Limits of disturbance were 

confirmed to be 0.88 acres.    

 

Planner Franson noted that the application would require a Public Hearing and referral to the 

Ulster County Planning Board.  She had provided site plan data that was required unless waived 

by the Planning Board.  Engineer Yagelski confirmed that the septic had been calculated into the 

limits of disturbance. Vice-Chairman DeKoskie recommended the use of silt fencing for 

stabilized construction.   Member Morello inquired what was the width of the southern access 

noting that it was required to be a minimum of 12’ in width for fire apparatus.  The Applicant 

indicated that they would have a discussion with the Fire Chief.  Vice-Chairman DeKoskie stated 

that engineering would need to be provided to show that the 18” of separation between water and 

sewer lines had been met.  The solar field needed to be shown on the plans as well.   

 

Planner Yagelski inquired if an additional landscaping plan was necessary and would request a 

waiver if it was required.   Members agreed that it was not necessary.  Lighting detail was to be 

noted on the plans.  Dwelling unit building elevations were also requested.  Pursuant to the June 

2, 2025 Determination of the CEO Jaffee, the residential density calculations needed to be 

shown.   

 

Chairperson Pecora made reference to a letter provided by CEO Jaffee stating that the 

Application was complete.  There was an ongoing issue since the Planning Board, not the Code 

Enforcement Officer, had the authority to determine a complete application.  The Code required 

a public hearing be held within 62 days which was not able to be met by many Town Planning 

Boards and in this instance, there were many items that needed to be addressed prior to the 

Application being considered complete.  Shuster & Associates had written many of the Town’s 

Codes which needed to be changed, there is case law and the Chairperson had discussed the 

completeness matter previously with the Planning Board Attorney.   

 

Chairperson Pecora entertained a Motion to state the Application was incomplete.  Upon 

Motion of Vice-Chairman DeKoskie, seconded by Member Trataros and all present voting in 

favor, the Motion passed 5-0-2 by the following vote:   
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Roxanne Pecora    Aye 

Darin DeKoskie   Aye 

Sal Morello     Aye 

David Mastny    Aye 

Steve Bailer    Absent 

Christina Hill    Absent 

Ephie Trataros    Aye 

 

Chairperson Pecora entertained a Motion to classify as Unlisted pursuant to SEQRA and 

circulate Lead Agency Notice of Intent.  Upon Motion of Vice-Chairman DeKoskie, seconded 

by Chairperson Pecora and all present voting in favor, the Motion passed 5-0-2 by the following 

vote:   

 

Roxanne Pecora    Aye 

Darin DeKoskie   Aye 

Sal Morello     Aye 

David Mastny    Aye 

Steve Bailer    Absent 

Christina Hill    Absent 

Ephie Trataros    Aye  

 

Alonso Subdivision – Case No. 2025-6; SBL No. 63.4-5-32.310; 7 Valhank Road, Ulster 

Park; R40 Zoning District  

 

Engineer Khattar Elmassalemah was present and provided an explanation of what was being 

proposed.  A three-lot subdivision was being proposed for a 10.906-acre parcel accessed via a 20’ 

wide private drive extended from Valhank Drive.  Engineer Elmassalemah stated that a 50’ right-

of-way had been created serving two lots in a previous 2021 approved lot-line adjustment of 

properties owned by Coutant and Leonard.  The ROW provides access to the proposed Lots 2 

and 3 and two driveways were proposed from hammerhead.  Planner Franson noted that 15’ 

frontage from a public road was required, a 280-a variance may be needed and recommended 

deferring to council to determine.   

 

The development had been created in the 1980’s which created Valhank Drive was not wanted by 

the Town Highway Department at the time.  The Planning Board suggested that the Applicant 

have a conversation with the current Superintendent to determine if the Town would want to 

accept the road if offered for dedication.  If the Town was willing to accept the road dedication, 

the proposed subdivision would then have required frontage.  Planner Franson recommended 

obtaining an opinion from the Planning Board attorney.  Planner Franson would communicate 

with Chairperson Pecora to provide what specifically should be reviewed by Attorney Harris.   

 

Chairperson Pecora entertained a Motion to establish escrow in the amount of $2,500.00.  

Upon Motion of Vice-Chairman DeKoskie, seconded by Member Trataros and all present voting 

in favor, the Motion passed 5-0-2 by the following vote:   

 

Roxanne Pecora    Aye 
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Darin DeKoskie   Aye 

Sal Morello     Aye 

David Mastny    Aye 

Steve Bailer    Absent 

Christina Hill    Absent 

Ephie Trataros    Aye 

 

ZBA referrals – None 

 

Upon Motion of Member Trataros, seconded by Vice-Chairman DeKoskie and all Members 

present in favor, the meeting was adjourned at 9:12 p.m.   

 

Respectfully submitted, 

 

 

Lisa K. Mance 

 

Dated: June 25, 2025  

Approved:  July 21, 2025 

 


