PLANNING BOARD MINUTES

July 20, 2026
Town Hall, 284 Broadway
Port Ewen, New York 12466
Present: Vice-Chairperson Roxanne Pecora, Member Darin DeKoskie, Member David
Mastny, Member Christina Hill, Member Salvatore Morello and Member Derick
Karabec
Excused: Member Steve Bailer

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

Vice-Chairperson Pecora called the meeting to order at 7:32 p.m. with the Pledge of Allegiance.
Minutes:

Vice-Chairperson Pecora called for a motiondo approve the June 15, 2026 Minutes. Upon

Motion of Member DeKoskie, seconded by Member Hill, the Minutes were approved by a vote
of 6-0-1.

Vouchers:
Whiteman, Osterman & Hanna — Tyson Escrow $ 1,000.00
Whiteman, Osterman & Hanna — Planning Legal $ 7250

Vice-Chairperson Pecora called for a motion to, apptove payment of the vouchers. Upon Motion
of Member DeKoskie, seconded by Member Mastny, the vouchers were approved by a vote of 6-
0-1.

PRESUBMISSION:

Khosla Site Plan/SUP (STR) — 74 Hardenburgh Road, SBL No. 63.3-6-18: R40 Zoning
District

Owner Atul Khesla addressed the Board to explain a request to operate a parttime, non-owner-
occupied short-term rental (STR) In an existing residence. The Applicant had engaged the
services of a property management company “Red Cottage” which had a local representative
within fifteen (15) miles'theqroperty. Member Morello stated that he was familiar with the
property and it was well maintained.

Planner Franson noted that a scaled property survey with information superimposed to the plan
with bulk standards, zoning district and signature block may be acceptable. Mr. Khosla had a
survey from 1989 which could be used to create an updated plan showing the building footprint,
parking accommodations, and locations of well and septic. The Town’s Zoning indicated site
plan standards that were needed but waivers could be requested (ie. contours). A business plan
needed to be provided specifying hours of operation and maintenance. The location of the
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proposed STR on a map inset would be acceptable given the size of the parcel. The
Administrative Assistant would provide examples of previous applications that had been
presented to the Planning Board. A Public Hearing could not be waived and required a $200.00
payment.

Lian Hudson Valley Site Plan/SUP (Boutigue Hotel) — 103 Carney Road:; SBL No. 63.3-3-
19.100; R40 Zoning District

Applicant Amanda Lee was present. The Application was to create an 11-bedroom boutique inn
with an attached 15 seat restaurant. The property was currentlydeing used to operate two (2) Air
BnBs and Ms. Lee and her partner resided on the property. MS. Lee had provided proposed
landscape designs and was working with Medenbach, Eggers & Carr for a site plan development.
The existing building was created in the 1920s with twe buildings that had been connected and
were currently operating as two (2) separate Air BnBs with an operating permit currently
existing. The proposed restaurant was to operaten the first floor.

The Planning Board agreed that it would be bengficial to conduct a site visit.. Consideration was
being given to hosting weddings with a fifty-persen maximupia, Planner Fransen noted that if
weddings were being proposed, noise,and night lighting,weuld need to be considered. The
restaurant was planned to operate 945 p.m. primarily for the guests with limited availability to the
public.

Planner Franson reviewed what was allowed in Zoning,for SpeciahUse Permits. Certification
that the well and septicanvere sufficient, handicappedsparking, would be required and the Town
Highway Superintendent would need to validate in writing that'the site distance for traffic on
Carney Road was acceptable. A letter from the Rifton Fire Department would be required.
Planner Franson confirmediwith the Planning Board that the proposal was subject to SEQR and
would require:asShort EAF Part Ik

VanVliet Funeral Home Amended.Site Plan'& bPot-line Adjustment — 339 Broadway; SBL
No. 56.76-2-33; GC 2 Zoning District.((9W Overlay)

Owner Harry VanVliet was present. He currently operated a funeral parlor with an existing site
plan but was propesing to locate a garage on the northern side of the property where two existing
parking space were‘located. Additionally, he had purchased adjacent property on the corner of
Dick Williams Road and Broadway and would like to combine the parcel with his existing

property.

Mr. VanVliet stated that the original Site Plan had shown a garage that was to be demolished and
that two handicapped parking spots had been relocated. Two applications would be needed —
one for the lot-line adjustment and one for an amended site plan which would reflect the parcel
with the adjacent property combined.

PUBLIC HEARING:
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Wenzel Amended Site Plan - Case No. 2026-10; 126-130 Broadway; SBL No. 56.51-3-10;
RG Zoning District

The Applicant nor a representative were present.

Vice-Chairperson Pecora entertained a Motion to open the Public Hearing. Upon Motion of
Member DeKoskie, seconded by Member Hill, and all present voting in favor, the Public
Hearing opened at 8:34 p.m. by a 6-0-1 vote.

Vice-Chairperson Pecora read the Public Hearing Notice for thesrecord.
Given the absence of the Applicant, Member DeKoskie mationed to continue the Public Hearing
to be held on August 17, 2026 at 7:35 or soon thereafter as comments may be heard, seconded by

Member Karabec and all present voting in favor, the,motion passed\by a 6-0-1 vote.

150 Developments LL C (Seff) Subdivision «Case No. 2026-11: SBL No. 71.1-4-5.1: R40
Zoning District

Vice-Chairperson Pecora entertained a Motion to.opendhe Public Hearing. Upon Motion of
Member DeKoskie, seconded by MemberKarabec, and all present voting in favor, the Public
Hearing opened at 8:37 p.m. by a 6-0=1 vote.

Vice-Chairperson Pecora read the Public'Hearing Naotiee for the'record.

There being no persens present to speak, Vice €hairperson Peeora entertained a Motion to
close the Public Hearing. Upon Meotion of Member DeKoskie, seconded by Member Morello,
and all present voting infavor, the Public Hearing was closed at 8:39 p.m. by a 6-0-1 vote as

follows:

Darin DeKoskie Aye

Roxanne Pecora Aye
Derick Karabec Aye
Christina Hill Aye
Steve Bailer Absent
David Mastny Aye
Sal Morello Aye

OLD BUSINESS:

150 Developments LL C (Seff) Subdivision — Case No. 2026-11: SBL No. 71.1-4-5.1: R40
Zoning District

Patricia Smith of Control Point was present. Planner Franson reviewed her memo and asked the
Planning Board to confirm satisfaction of location of the house on Lot 1. The Applicant was still
awaiting Ulster County Board of Health approvals. Planner Franson had prepared an EAF Part 2
& 3 for consideration.
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Vice-Chairperson Pecora entertained a Motion to issue a SEQR Negative Declaration.
Upon Motion of Member DeKoskie, seconded by Member Morello, and all present voting in
favor, the Motion passed by a 6-0-1 vote as follows:

Darin DeKoskie Aye

Roxanne Pecora Aye
Derick Karabec Aye
Christina Hill Aye
Steve Bailer Absent
David Mastny Aye
Sal Morello Aye

Vice-Chairperson Pecora entertained a Motion te,grant final approval, conditioned upon
UCBOH approvals, payment of a $2,000.00 reereational fee, payment of any outstanding
fees and presentation of a mylar and six paper copies. Upon Motion of Member DeKoskie,
seconded by Member Mastny, and all present voting in favor, the Motionpassed by a 6-0-1 vote
as follows:

Darin DeKoskie Aye

Roxanne Pecora Aye
Derick Karabec Aye
Christina Hill Aye
Steve Bailer Absent
David Mastny Aye
Sal Morello Aye

Citivision Subdivision and Let4line Adjustment -Case No. 2025-7; Grace Lane; SBL Nos.
63.3-3-18:1, 63.3-3-18:2 and 63.3-3-18.320; R40 Zoning District

William'Eggers, L.S of Medenbach, Eggers & Carr was present.

Planner Fransen noted the Planning Board could consider issuing a Negative Declaration and
approval subject'to eonditions. /An EAF Part 2 & 3 had been prepared. Such conditions could
include compliance'with a prior approval to construct the hammerhead, provide a road
maintenance agreement to, be «eviewed by an attorney, payment of the recreational fee and all
outstanding fees. The Planning Board had circulated for Lead Agency and a response had been
received from the New York State Department of Environmental Conservation.

The lot-line adjustment had been proposed to adjust property lines to correct the encroachment of
an existing garage. There was 9 acres adjacent to the hammerhead that could not be developed
within five (5) years. Planner Franson noted that getting access to Lot 1A would go over the land
noted as “revised area” on page 2 of the plans and an easement should be shown in addition to a
road maintenance agreement.
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Vice-Chairperson Pecora entertained a Motion for the Planning Board to issue a Negative
Declaration pursuant to SEQR. Upon Motion of Member DeKoskie, seconded by Member
Morello, and all present voting in favor, the Motion passed by a 6-0-1 vote as follows:

Darin DeKoskie Aye

Roxanne Pecora Aye
Derick Karabec Aye
Christina Hill Aye
Steve Bailer Absent
David Mastny Aye
Sal Morello Aye

Vice-Chairperson Pecora entertained a Motion to grant approval conditioned upon
construction of the hammerhead, road maintenance agreement;, payment of the recreation
fee, payment of any outstanding fees, indicate gasement between lots, submission of a mylar
and six(6) paper copies and final review by Planner. Upon Motion‘of Member DeKoskie,
seconded by Member Mastny, and all present voting in favor, the Motionpassed by a 6-0-1 vote
as follows:

Darin DeKoskie Aye

Roxanne Pecora Aye
Derick Karabec Aye
Christina Hill Aye
Steve Bailer Absent
David Mastny Aye
Sal Morello Aye

Tyson LLA(€aegen Burnett, I£.S., Agent) — Case No. 2026-4; 920 Cow Hough Road; SBL
Nos. 71.36-6.200 & 8:.R40 Zoning District

Applicant nor his Agent were,present.
NEW BUSINESS:

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.

Moadel/Kaim-Moadel LLA — Case No. 2026-12; 381 Swartekill Road:; SBL Nos. 71.4-3-
1.100 & 1.200; R40 Zoning District

Ben and Monique Moadel were present. Planner Franson summarized content of her Review
Memorandum. The Applicants were requested to show 25’ from the center line of Swartekill for
highway purposes on the plans.
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Vice-Chairperson Pecora entertained a Motion to classify as a Type Il action under SEQR.
Upon Motion of Member DeKoskie, seconded by Member Hill, and all present voting in favor,
the Motion passed by a 6-0-1 vote as follows:

Darin DeKoskie Aye
Roxanne Pecora Aye
Derick Karabec Aye
Christina Hill Aye
Steve Bailer Absent
David Mastny Aye
Sal Morello Aye

Vice-Chairperson Pecora entertained a Motion to waive the public hearing pursuant to §
107-16. Upon Motion of Member DeKoskie, seconded by MemberHill, and all present voting in
favor, the Motion passed by a 6-0-1 vote as follows:

Darin DeKoskie Aye
Roxanne Pecora Aye
Derick Karabec Aye
Christina Hill Aye
Steve Bailer Absent
David Mastny Aye
Sal Morello Aye

Vice-Chairperson Recora entertained a Mationto grant-approval conditioned upon maps

to indicate 25’ highwaysreservation, payment of all fees and submission of a mylar and six
(6) . Upon Motion of Member DeKoskie, seconded,by Member Mastny and all present voting in
favor, the Motionypassed by.a 6-0-1 vote as follows:

Darin DeKoskie Aye
Roxanne Pecora Aye
Derick Karabec Aye
Christina Hill Aye
Steve Bailer Absent
David Mastny Aye
Sal Morello Aye

Wenzel Site Plan — The Ulster County Planning Board had provided its comments regarding the
application. Vice-Chairperson Pecora advised the Planning Board members that the County
County Planner noted that the Esopus Town Code was clear that storage containers were not
allowed in the Rondout Gateway and needed to be placed in the back or not allowed. She
suggested Members research and formulate their own opinion for the next meeting.

Tyson LLA — Mr. Tyson had submitted an $1,500.00 escrow check which did not clear the bank.
The Planning Board would not be proceeding with the application review until payment was
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received and the Administrative Assistant was directed to advise the Applicant. The Planning
Board agreed that a bank certified check should be provided.

LWRP -Planner Franson had provided comments and the Planning Board agreed with the
recommendations that she had made. Member DeKoskie motioned to formalize and provide a
memorandum to the Town Board, seconded by Member Hill and all in favor.

Upon Motion of Member Hill, seconded by Member DeKoskie and all Members present in
voting favor, the meeting was adjourned at 9:26 p.m.

Respectfully submitted,

Lisa K. Mance, Administrative Assistant
Dated: July 31, 2026

Approved:
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