
          

PLANNING BOARD MINUTES 

                                                     June 15, 2026 

Town Hall, 284 Broadway 

Port Ewen, New York  12466          
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Present:   Vice-Chairperson Roxanne Pecora, Member Darin DeKoskie, Member Christina 

Hill, Member Steve Bailer and Alternate Member Derick Karabec (o/b/o Member 

Morello) 

 

Excused:   Member Salvatore Morello 

 

Also present:  Town Board Liaison Paul Brooks and Planner Bonnie Franson 

 

Vice-Chairperson Pecora called the meeting to order at 7:37 p.m. with the Pledge of Allegiance.   

 

Vice-Chairperson Pecora announced that Member Ephie Trataros had submitted her resignation 

effective immediately and asked that any person interested in serving on the Planning Board 

submit an application to the Town Board 

 

Minutes:   

 

Vice-Chairperson Pecora called for a motion to approve the May 16, 2026 Minutes.  Upon 

Motion of Member Mastny, seconded by Member DeKoskie, the Minutes were approved by a 

vote of 6-0-0.  

 

Vouchers:  

 

Nelson, Pope & Voorhis – Services of Planner for April and May 2026  $ 5,400.00 

Nelson, Pope & Voorhis – LWRP review by Planner     $    800.00 

Whiteman, Osterman & Hanna – Tyson Escrow     $ 1,072.50 

 

The Tyson Escrow was not sufficient to pay the submitted voucher and would be held in 

abeyance.   

 

Vice-Chairperson Pecora called for a motion to approve the Nelson, Pope and Voorhis vouchers.  

Upon Motion of Member DeKoskie, seconded by Member Bailer, the vouchers were approved 

by a vote of 6-0-0.  

 

PRESUBMISSION:   

 

TLC Staff Housing – Site Plan/SUP – SBL No. 71.4-3-39.100; 399 Floyd Ackert Road, R40 

Zoning District  

 

Dan Compagna was present representing TLC.   Two single-family houses were being proposed 

on one lot to provide long-term housing for staff.  The Building Inspectors had informed the 

Applicant that the proposal would require Planning Board review for the Special Use Permit 

pursuant to the November 18, 2025 Decision of the ZBA relative to §$123-241(4)(a).  Planner 
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Franson stated that the Planning Board could not make up a process that didn’t exist in Zoning 

but, if the use was accessory, it may fall under a category that would allow the two dwellings.   

 

Mr. Compagna noted that he had met CEO Jaffee at the site which was adjacent to the TLC 

property and had planned to have it remain a separate lot but consolidation of the lots could be 

considered and he was not sure what Special Use Permit CEO Jaffee was referring to.  The 

proposed structures were proposed to be 2500 square feet, two-bedroom, two bathroom homes.  

TLC was in contract with property owner Christina Rose pending approval of the proposed 

development. TLC did not meet the criteria to be considered a transitional service facility and it 

qualified as a religious community and did not qualify for agency funding.  Access would be 

from Cottage Court and would need a driveway permit from the Town Highway Superintendent. 

Planner Franson stated notes would be provided so that plans could be submitted and joining the 

lots may be an option.  Mr. Compagna stated that CEO Jaffee had recommended that the lot 

stand alone given the density existing currently on the TLC parcel for the camp.  The Planner 

and the Board would review the ZBA decision from 2025.   

 

PUBLIC HEARING: 

 

Habitat for Humanity 2-Lot Subdivision – Case No. 2026-1; SBL No. 56.67-8-29; 149 Doris 

Street; R-12 Zoning District.   

 

Project Manager Christine LaValle, and Dan Anderson were present.   

 

Vice-Chairperson Pecora entertained a Motion to open the Public Hearing.  Upon Motion of 

Member DeKoskie, seconded by Member Bailer, and all present voting in favor, the Public 

Hearing opened at 7:52 p.m. by a 6-0-0 vote. 

 

Vice-Chairperson Pecora read the Public Hearing Notice for the record.    

 

There being no persons present to speak, Vice Chairperson Pecora entertained a Motion to close 

the Public Hearing.  Upon Motion of Member DeKoskie, seconded by Member Bailer, and all 

present voting in favor, the Public Hearing was closed at 7:55 p.m. by a 6-0-0 vote. 

 

Citivision Subdivision -Case No. 2025-7; Grace Lane; SBL Nos. 63.3-3-18.1 & 63.3-3-18.2; 

R40 Zoning District  

 

Sr. Project Manager Thomas Kentop of Medenbach, Eggers & Carr was present. 

 

Vice-Chairperson Pecora entertained a Motion to open the Public Hearing.  Upon Motion of 

Member Bailer, seconded by Member DeKoskie, and all present voting in favor, the Public 

Hearing opened at 7:58p.m. by a 6-0-0 vote. 

 

Vice-Chairperson Pecora read the Public Hearing Notice for the record.    

 

Project Manager Kentop stated that the project proposed a 2-lot subdivision and lot line 

adjustment.   
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There being no persons present to speak, Vice-Chairperson Pecora entertained a Motion to close 

the Public Hearing.  Upon Motion of Member DeKoskie, seconded by Member Bailer, and all 

present voting in favor, the Public Hearing was closed at 8:00 p.m. by a 6-0-0 vote. 

 

OLD BUSINESS: 

 

Tyson LLA (Caegen Burnett, L.S., Agent) – Case No. 2026-4; 920 Cow Hough Road; SBL 

Nos. 71.3-6-6.200 & 8; R40 Zoning District  

 

Surveyor Burnett addressed the Board stating the original proposed LLA was now presented with 

a note “13” referenced and included a second sheet. Vice-chairperson Pecora stated that, if the 

original plan was being pursued, language recommended from the Planning Board Attorney 

would not be provided and would require referral to the ZBA for a variance from the 

requirements of 280-a for road frontage.   

 

The revised plan submitted after the May submittal deadline resolved the 280-a issue but 

Applicant had chosen to pursue the original map layout.  Vice-chairman Pecora stated that one 

lot was held in a Trust and there must be evidence in the file that Mr. Tyson can represent the 

Trust.  Planner Franson stated that the Attorney had opined at a previous meeting that based on 

the configuration where one of the lots remained landlocked, a variance was needed from the 

ZBA.  Mr. Tyson disagreed stating there were financial reasons why he didn’t wish to combine 

the lots.  He said the notes were suggested by Vice-Chairperson Pecora and a $1,000.00 had been 

requested for the Town Lawyer to create the wording and the Town could approve it.  Vice-

chairperson Pecora responded that at that time, it was thought a note may be possible but after 

review by the Attorney, it was determined that it was not legally allowed.   

 

Mr. Tyson stated that was not what his Attorney had said.  Vice-Chairperson Pecora stated that 

his Attorney should not have been contacting the Planning Board Attorney and had not been 

given authority by the Planning Board.  The escrow was currently $72.50 short and needed to be 

increased and permission was needed for the Attorneys to communicate.   

 

Mr. Tyson responded that he didn’t understand and thought the escrow was enough to cover.  

Vice-Chairperson Pecora explained that the Attorney needed to research the laws which took 

time.  Mr. Tyson insisted (demanded) that the research be provided and he had not seen any of 

the Code.  Vice-Chairperson and Planner Franson stated 280-a was New York State Town Law 

and was in the Code and he could find in Zoning under §23-24H-(2) which stated “No building 

permit shall be issued for the construction or alteration of any building upon a lot without access 

to a mapped street or highway as stipulated by §280-a of the New York State Town Law.” The 

Planning Board could not approve something that was not legal or a variance would be needed.  

Because there was no frontage, the Attorney had opined that if Mr. Tyson wished to pursue the 

present layout, a variance from the ZBA was needed.  The prior plan presented by Surveyor 

Burnett showed access through to Cow Hough and another to Martin Sweedish.  Creating some 

type of access strip would resolve the issue.  
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Mr. Tyson responded that he wasn’t removing the lot-line because one lot was held in a Trust and 

when they are sold together as 95 acres, the values of the acreages of the parcels would not be 

combined.  Planner Franson stated that as a result, the proposed revision increased the non-

compliance of the lot that didn’t have access to a road and was why the Attorney had opined that 

the Applicant would need to go to the ZBA.  It was suggested that a right-of-way be created.   

 

Surveyor Burnett stated that wording could be provided to allow access. The Members discussed 

granting a right-of-way and and that it was a legal matter.  Planner Franson added that this had 

been discussed at a previous workshop.  Member Mastny confirmed that the main issue was the 

Planning Board could not legally approve lot-line change or anything that created a lot that was 

unbuildable, illegal, nonconforming and did not have access.  Mr. Tyson disagreed stating that 

the lot already existed.  Members DeKoskie, Hill, Mastny, Vice-Chairperson Pecora, and Planner 

Franson responded that he was increasing the nonconformance.  Member DeKoskie stated that if 

the Applicant was willing to create a right-of-way it would avoid the need to address the ZBA. 

Planner Franson stated that she would defer to the Planning Board Attorney to determine whether 

an actual legal document was needed or if it could be a map note but, it had to be a “do-able” 

ROW. 

 

Surveyor Burnett had not surveyed the vacant lot and would have to survey to certify any new 

map with an access.  Mr. Tyson stated he was happy to provide wording.  The Planning Board 

responded that he needed to make sure it was legitimate.  Mr. Tyson read wording he had 

developed but Surveyor Burnett noted that any legal description would need to be pertinent to 

the specific parcel with accurate metes and bounds.  The Planning Board requested 

documentation be provided indicating that Mr. Tyson was able to act on behalf of the Trust such 

as a copy of the paperwork creating the Trust.   

 

Mr. Tyson asked with “note 13” with wording from the Lawyer and including right-of-way 

wording added would it be satisfactory.  Member DeKoskie stated the Lawyer would have to 

okay and additional escrow would be needed.  The Planning Board Secretary would provide 

copy of requested determinations relative to the Attorney’s research.   

 

Mr. Tyson noted the location of his house and an adjacent huge pond with land he didn’t use.  He 

wanted to sell the land in the most efficient manner which involved increasing the acreage 

beyond the pond and keeping the smaller portion of the acreage by his house.  Member 

DeKoskie inquired if the wetlands were regulated.  The Applicant was not sure.  Planner Franson 

noted that the open pond appeared as State wetland but not going toward Martin Sweedish.  Mr. 

Tyson offered to provide an additional $250.00.  Member DeKoskie stated that $1,000.00 may be 

more reasonable and the escrow needed to be re-established.  Vice Chairperson Pecora noted that 

previously, the bills from the Attorney have been high and was something to be changed for the 

following year.  The Members reviewed the itemized voucher that had been submitted.   

 

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

$1,500.00.  Upon Motion of Member DeKoskie, seconded by Member Mastny, the Motion 

passed 6-0-0 by the following vote: 
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Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Aye 

Steve Bailer    Aye 

David Mastny  Aye 

 

Planner Franson recommended that the Applicant submit what he proposed to do which would 

be provided to the Attorney.  The documentation for the Trust was needed also.   

 

Habitat for Humanity 2-Lot Subdivision – Case No. 2026-1; SBL No. 56.67-8-29; 149 Doris 

Street; R-12 Zoning District.   

 

Project Manager Lavalle welcomed all Members to attend an open house that was taking place 

the next day from 12:00 p.m. until 8:00 p.m.   

 

Vice Chairperson Pecora entertained a Motion to grant approval conditioned upon 

payment of a $2,000.00 recreational fee and submission of a mylar and 6 copies.  Upon 

Motion of Member DeKoskie, seconded by Member Mastny, the Motion passed 6-0-0 by the 

following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Christina Hill   Aye 

Derick Karabec  Aye 

David Mastny  Aye 

Steve Bailer  Aye 

 

Citivision Subdivision -Case No. 2025-7; Grace Lane; SBL Nos. 63.3-3-18.1 & 63.3-3-18.2; 

R40 Zoning District  

 

Vice Chairperson Pecora noted that the Highway Superintendent had provided a letter that he 

had no objections to the April 30, 2026 plans and driveway locations.  Discussion ensued relative 

to a turnaround that, although the Fire Department had acknowledged the turnaround was 

sufficient, it wasn’t compliant with Chapter 88-4 which is required.  A condition of approval 

would also involve a road maintenance agreement which would necessitate legal review and 

escrow.  Slopes at 15% were required and 20% slopes were indicated.  Project Manager Kentop 

directed attention to sheet number “3,” stating there had been an anomaly during printing and 

had been rectified, 

 

The application had previously been determined to be subject to a coordinated review, subject to 

a referral to the NYS DEC and the 30-day response time had not expired and could not be a 

condition to approval.   
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Vice Chairperson Pecora entertained a Motion to establish escrow for the attorney review 

of the road maintenance agreement in the amount of $2,500.00.  Upon Motion of Member 

DeKoskie, seconded by Member Bailer, the Motion passed 6-0-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Aye 

Steve Bailer    Aye 

David Mastny  Aye 

 

Sr. Project Manager Kentop was requested to forward the Road Maintenance Agreement to the 

Administrative Assistant who would in turn forward to the Planning Board.  Planner Franson 

volunteered to share a RMA from another Town for reference.   

 

Tienken LLA – Case No. 2026-9; 245 Union Center Road; SBL Nos. 63.4-1-26.100 & 18 

 

No one was present for the Application review. 

 

Wenzel Amended Site Plan - Case No. 2026-10; 126-130 Broadway; SBL No. 56.51-3-10; 

RG Zoning District 

 

Owner Randy Wenzel was present. Planner Franson provided an application update.  Two non-

existing containers had been depicted on the plan but were not intended to be placed on the site 

currently.  She suggested pushing the containers back towards Horton Lane which would be less 

visible, may require less screening and wouldn’t be as visible.  After discussion, it was 

determined that the present location was the most viable.  Member Hill felt the present location 

was the most acceptable tucked in the northern corner of parking lot and was located behind a 

commercial building.   

 

There was an existing timber planter which could be enhanced to visually block the containers 

together with fencing.  Examples of vegetation were provided to Mr. Wenzel. Alternate Member 

Karabec asked if the containers could be painted to camouflage the numbers to blend into the 

neighborhood and look less like a “c-can.”  He added that they would still be visible from the 

South but given their location in the Gateway to the Town, improvements to screening were 

recommended. 

 

Member Hill motioned to waive the public hearing, seconded by Member Bailer.  The 

Motion failed 2-4-0 by the following vote: 

 

Darin DeKoskie  No 

Roxanne Pecora  No 

Derick Karabec No 

Christina Hill   Aye 

Steve Bailer    Aye 

David Mastny  No 
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Vice Chairperson Pecora entertained a Motion to refer the Application to the Ulster 

County Planning Board for GML review.  Upon Motion of Member DeKoskie, seconded by 

Member Mastny, and all Members present voting in favor, the Motion passed 6-0-0 by the 

following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Aye 

Steve Bailer    Aye 

David Mastny  Aye 

 

Vice Chairperson Pecora encouraged any Members to attend the UCPB meeting if they wished 

to comment.  She, as a representative, was barred from participating at the County on any Esopus 

referrals.   

 

Vice Chairperson Pecora entertained a Motion to schedule a public hearing for July 20, 

2026 at 7:35 p.m.  Upon Motion of Member DeKoskie, seconded by Member Mastny, and all 

Members present voting in favor, the Motion passed 6-0-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Christina Hill   Aye 

Derick Karabec  Aye 

David Mastny  Aye 

Steve Bailer  Aye 

 

Alternate Member Karabec referenced an excerpt of the Code that required site plan review for 

any non-residential use of storage containers for permanent use of more than three (3) units.   

 

150 Developments LLC (Seff) Subdivision – Case No. 2026-11; SBL No. 71.1-4-5.1; R40 

Zoning District 

 

Patricia Brooks of Control Point was present.  The proposed application was to create a two-lot 

subdivision of property that was physically divided by a Town road and acknowledged highway 

reservation for 25 feet from the center of the road for highway purposes.   

 

Planner Franson provided recommendations that had been made pursuant to her review.   

 

Vice Chairperson Pecora entertained a Motion to declare the Planning Board as Lead 

Agency for an uncoordinated SEQR review.  Upon Motion of Member DeKoskie, seconded 

by Member Hill, and all Members present voting in favor, the Motion passed 6-0-0 by the 

following vote: 

 

Darin DeKoskie  Aye 
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Roxanne Pecora  Aye 

Christina Hill   Aye 

Derick Karabec  Aye 

David Mastny  Aye 

Steve Bailer  Aye 

 

Vice Chairperson Pecora entertained a Motion to schedule a public hearing for July 20, 

2026 at 7:40 p.m.  Upon Motion of Member DeKoskie, seconded by Member Hill, and all 

Members present voting in favor, the Motion passed 6-0-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Christina Hill   Aye 

Derick Karabec  Aye 

David Mastny  Aye 

Steve Bailer  Aye 

 

Upon Motion of Member DeKoskie, seconded by Member Mastny and all Members present in 

voting favor, the meeting was adjourned at 9:35 p.m.   

 

Respectfully submitted, 

 

 

Lisa K. Mance, Administrative Assistant 

 

Dated:  June 28, 2026  

Approved:  

 


