
          

PLANNING BOARD MINUTES 

                                                     August 17, 2026 

Town Hall, 284 Broadway 

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

Bailer,  Member Salvatore Morello (arrived 7:54 p.m.) and Member Derick 

Karabec  

 

Excused:   Member David Mastny and Member Christina Hill   

 

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

 

Vice-Chairperson Pecora called the meeting to order at 7:33 p.m. with the Pledge of Allegiance.   

 

Minutes:   

 

Vice-Chairperson Pecora called for a motion to approve the July 20, 2026 Minutes.  

Member Bailer wished to abstain. There not being a quorum to approve the Minutes, they were 

tabled.   

 

Vouchers:  

 

Nelson, Pope & Voorhis – Contractual services of Planner Bonnie Franson - July $2,700.00  

Nelson, Pope & Voorhis – Planner Franson LWRP review    $   480.00 

New York Planning Federation – Hyde Park Training Conference September $   625.00 

 

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

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

vouchers were approved by a vote of 4-0-3.  

 

PUBLIC HEARING: 

 

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

RG Zoning District 

 

Applicants Randy and Jody Wenzel were 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 7:36 p.m. by a 4-0-3. 

 

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

 

There being no person present wishing to speak, Vice-Chairperson Pecora entertained a Motion 

to close the Public Hearing.  Upon Motion of Member Bailer, seconded by Member DeKoskie 

and all present voting in favor, the Public Hearing closed at 7:39 by a vote of 4-0-3.   
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Avantstay Site Plan/SUP (STR) – 568 Swartekill Road; SBL No. 71.44-14.240; R40 Zoning 

 

Local Property Manager Jeffrey Slagg was present and addressed the Planning Board stating that 

Avantstay rents out approximately 35 houses in the vicinity and is familiar with the area.  He is 

located in New Paltz and has been with the company for approximately two (2) years as a 

manager for short term rentals.  The subject house owned by Salvatore Bruno consisted of three 

bedrooms, three baths with a pool and hot tub and was set approximately 300-400 feet from 

Swartekill Road.   

 

Planner Franson stated that the map that had been submitted required specific information 

including the location of the existing house (rather than the proposed house site), parking, 

proposed lighting, and number of individuals inhabiting the home at any particular time.  There 

were only minor repairs needed to the property.  The Applicant was requested to confirm the 

capacity and location of the well and septic and depict on a site plan.   

 

When the application was submitted, a written narrative was needed which specified how noise 

would be managed as well as the occupants.  Vice-Chairperson Pecora added that hours of 

operation and days included in the rental and agencies used to advertise should be addressed.  An 

Agent Authorization was needed from the owner.   

 

The Applicant was advised that the Special Use Permit required a public hearing as part of the 

review process and wished to make him aware.   

 

Green Point Solar Site Plan/SUP – 128 Canal Street (Library); SBL No. 56.52-1-15.110; 

RG Zoning 

 

Jeffrey Tamayo was present as an Agent for Green Point Solar.  He stated that the project was to 

replace existing 24 ground mounted nonfunctional solar modules with 60 solar modules as well 

as two outdoor rated 60 Kw batteries.  The array would follow the grade of the hill 

(approximately a 20% slope), would be 24” from the ground and would not be visible from the 

Hudson River.  The existing system was 24 235 watt panels comprising a  5 ½ Kw system and 

would be replaced with 60 panels that were 590 watts which would be a 35 Kw system.   

 

Planner Franson inquired if the Building Inspector had indicated whether the system was 

considered utility scale or considered a ground mount.  Small scale solar had a rated compacity 

of 25 Kw or less and the proposed system was 35 kw which put it over the 25 kw threshold. 

Planner Franson stated that it may not fit in the definition and although it may qualify as a small 

scale solar but a different path may be required if it exceeded the threshold.  The Building 

Inspector had directed the Applicant to address the Planning Board since the project was over 25 

Kw.   

 

Vice-Chairperson Pecora stated that depending when the previous solar was installed, the 

proposal may be an amended site plan.  The proposed array was smaller than the roof of the 

library and all setback requirements would be met.  Planner Franson noted that since the proposal 
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was over the 25 Kw, a question raised was if a variance was needed or if it met the criteria as a 

different type of utility.  The Planning Board would review the Code and provide notes.   

 

OLD BUSINESS:   

 

Alonso Subdivision (conditional approval January 19, 2026) - Khattar Elmassalemah as 

Agent – Case No. 2025-6; SBL No. 63.4-5-32.310; 17 Valhank Drive; R40 Zoning District – 

Request for extension pursuant to §107-18(E)(2) 

  

A Subdivision had been previously approved on January 19, 2026 and the maps had not been 

signed within the Code required 180-days.  Engineer Elmassalemah as Agent, had submitted a 

written request for an extension and Rob Alonso was present.   

 

Vice-Chairperson Pecora entertained a Motion to extend the approval from July 19, 2026 

until October 17, 2026. Upon Motion of Member DeKoskie, seconded by Member Karabec, 

and all present voting in favor, the Motion passed by a 5-0-2 vote as follows: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

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

District 

 

Applicant Randy Wenzel and Jodi Wenzel were present.   

 

Vice-Chairperson stated the Application had been referred to the Ulster County Planning Board 

on July 1, 2026 and read the response received for the record.   

 

Mr. Wenzel stated that he had discussed the use of the containers with CEO Jaffee, noting that he 

and his brother (shop technician) were both legally blind and the use of the containers was a 

necessary part of their business operation which allowed the ground level transfer of equipment 

into the shop located between Dollar General and the laundromat.   

 

Vice-Chairperson Pecora stated that UCPB Referral Officer Liebowitz had stated that the Esopus 

Code was clear that it was not allowed.  Planner Franson remarked that the UCPB issue may be 

that the containers were not allowed given their use, referring to the use as “warehouse and 

warehousing, self-storage, and contractor storage yards” which were excluded from the RG 

District’s allowed uses.  Planner Franson raised the question if the business was accessory to 

something on the site.  The Applicant responded that the shop was located on the site and the 

containers were used for the storage of equipment which was repaired at the shop.  Under the 
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Recommendations of the UCPB, it stated that the “Planning Board should receive a ruling from 

the Town’s ZEO and, if necessary, an interpretation from the Town’s ZBA.”   

 

Vice-Chairperson Pecora noted options to pursue 1) vote to override UCPB Recommendations 

but a super quorum of the Planning Board would be required and two Members were absent or 2) 

request a Determination from the Code Enforcement Officer.  The Members concurred that a 

Determination should be requested from the CEO.   

 

Vice-Chairperson Pecora revisited the Motion to approve the July 20, 2026 Minutes.  Upon 

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

vote of 4-1-2 (Member Bailer abstained). 

 

NEW BUSINESS: 

 

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

 

Owner Todd Tienken was present.  Planner Franson reviewed content of her Memo which 

included comments that a digital scalable map was needed, and rear lot needed to show access 

pursuant to §280-a although it currently had access via a 30’ Right-of-Way through lands of 

Holland.  Mr. Tienken stated there were two (2) right-of-ways utilized by three neighbors.  

Discussion ensued relative to the existing ROW’s, compliance with §280-a and if a variance 

would be required.  Member Karabec questioned the location of the proposed new lot line being 

located in the center of the 30’ ROW through Holland’s property.  Upon review, the tax records 

indicate the existing documented ROWs and satisfied the requirements for access.   

 

Vice-Chairperson Pecora entertained a Motion to waive the public hearing pursuant to 

107-16A. Upon Motion of Member DeKoskie, seconded by Member Karabec, the Motion passed 

4-1-2 by the following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    No 

David Mastny  Absent 

Sal Morello  Aye 

 

Vice-Chairperson Pecora entertained a Motion to classify as a SEQR Type II action. Upon 

Motion of Member DeKoskie, seconded by Member Karabec, the Motion passed 5-0-2 by the 

following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 
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David Mastny  Absent 

Sal Morello  Aye 

 

Vice-Chairperson Pecora entertained a Motion to grant the Lot-line Adjustment 

conditioned upon submission of a mylar and 6 copies of the map.  Upon Motion of Member 

Morello, seconded by Member Karabec, the Motion passed 5-0-2 by the following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

74 Hardenburgh Road STR Site Plan/SUP (Atul Khosla)  – Case No. 2026-14; 74 

Hardenburgh Road, SBL No. 63.3-6-18; R40 Zoning District 

 

Owner/Applicant Atul Khosla was present.  Planner Franson reviewed content of her Project 

Memo.  Mr. Khosla provided a letter from the Ulster County Department of Health (UCDOH) 

addressing the existing septic and that there were no records (the house was built in the early 

1900s).  An Agricultural Data Statement was needed if a neighbor was conducting a farm 

operation and Mr. Khosla had emailed the form.  An Operating Permit Application had been 

submitted to the Building Department and a safety inspection was needed.  The plans needed to 

include a map note for the maximum occupancy.  Front yard setback needs notation that it was a 

pre-existing condition.  Existing garbage removal would be utilized by guests.  There was no 

hiking to be allowed on the property.   

 

Vice-Chairperson Pecora entertained a Motion to schedule a public hearing to be held on 

September 21, 2026 at 7:35 p.m. or as soon thereafter as comment(s) may be heard. Upon 

Motion of Member Bailer, seconded by Member Morello, the Motion passed 5-0-2 by the 

following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

Vice-Chairperson Pecora entertained a Motion to classify as a SEQR Type II action. Upon 

Motion of Member DeKoskie, seconded by Member Bailer, the Motion passed 5-0-2 by the 

following vote:    

 

Darin DeKoskie  Aye 
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Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

683 Old Post Home Subdivision – Case No. 2026-13; 680 Old Post Road; SBL No. 71.2-3-

10; R40 Zoning District  

 

Patricia Brooks of Control Point was present as Agent. Planner Franson provided an overview of 

her Project Memo noting that properties across Old Post Road needed to be shown and labeled 

and that the Zoning Table note the requirements for a flag lot (Lot 2) have been met.  The Short 

EAF Part 1 items 10, 11 and 17b needed to be corrected.  A letter from the Highway 

Superintendent was needed.   

 

Vice-Chairperson Pecora entertained a Motion to classify as an Unlisted Action and 

conduct uncoordinated SEQR review, classify as a minor subdivision and schedule a Public 

Hearing to be held at 7:40 p.m. on September 21, 2026.  Upon Motion of Member Karabec, 

seconded by Member DeKoskie, the Motion passed 5-0-2 by the following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

VanVliet LLA- Case No. 2026-16; 339 Broadway; SBL No. 56.76-2-1&33; GC Zoning and  

Van Vliet Amended Site Plan – Case No. 2026-17; 339 Broadway; SBL No. 56.76-2-33; GC 

Zoning District 

 

Owner Harry VanVliet was present for the review of both applications.  The lot-line adjustment 

was proposed for tax purposes and needed to be filed prior to finalization of the Amended Site 

Plan.  The line to be deleted needed to be labeled accordingly on the map.  

 

Vice-Chairperson Pecora entertained a Motion to waive a public hearing for both the LLA 

and Amended Site Plan.  Upon Motion of Member DeKoskie, seconded by Member Karabec, 

the Motion passed 5-0-2 by the following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 
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David Mastny  Absent 

Sal Morello  Aye 

 

Vice-Chairperson Pecora entertained a Motion to refer the Amended Site Plan to the 

UCPB.  Upon Motion of Member DeKoskie, seconded by Member Morello, the Motion passed 

5-0-2 by the following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

Vice-Chairperson Pecora entertained a Motion to classify both actions as Type II under 

SEQR.  Upon Motion of Member Morello, seconded by Member DeKoskie, the Motion passed 

5-0-2 by the following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

Vice-Chairperson Pecora entertained a Motion to approve the Lot-Line Adjustment upon 

submission of a mylar and 6 paper copies.  Upon Motion of Member DeKoskie, seconded by 

Member Karabec, the Motion passed 5-0-2 by the following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

Feeney Amended Site Plan/SUP (Sterling as Agent) – Case No. 2026-15; 389 New Salem; 

SBL Nos. 56.15-1-26 through 31; W Zoning 

 

Tim Feeney and Tyler Sweet, Environmental Engineer were present.  Planner Franson reviewed 

her recommendations.   Although Stormwater Pollution Prevention Plan (SWPPP) could be 

reviewed by the Planning Board Designated Engineer, given the review and permitting required 

by the NYSDEC, it deemed not necessary.   
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A lot-line adjustment or merging parcels was suggested to meet setback requirements as well as 

indicating an area where trailers may be moved or removed in the future.  Engineer Sweet would 

review.  Vice-Chairperson Pecora recommended laying out possible future plans to alleviate the 

need to continually revisit for Planning Board review.     

 

Vice-Chairperson Pecora entertained a Motion to refer the Application to the UCPB and 

the Esopus Waterfront Advisory Board.  Upon Motion of Member DeKoskie, seconded by 

Member Karabec, the Motion passed 5-0-2 by the following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

Vice-Chairperson Pecora entertained a Motion to classify as a SEQR Unlisted Action and 

conduct an uncoordinated review.  Upon Motion of Member Karabec, seconded by Member 

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

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

Vice-Chairperson Pecora entertained a Motion to schedule a public hearing to be held on 

October 19, 2026 at 7:35 p.m. or as soon thereafter as comments may be heard.  Upon 

Motion of Member DeKoskie, seconded by Member Morello, the Motion passed 5-0-2 by the 

following vote:    

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Derick Karabec Aye 

Christina Hill   Absent 

Steve Bailer    Aye 

David Mastny  Absent 

Sal Morello  Aye 

 

Fabish ZBA Appeal referral – No comment. 
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An Application to serve as a Planning Board Alternate had been submitted by Gloria VanVliet.  

The Members concurred that there was no need to conduct an interview and supported the 

appointment. 

 

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

voting favor, the meeting was adjourned at 9:54 p.m.   

 

Respectfully submitted, 

 

 

Lisa K. Mance, Administrative Assistant 

 

Dated: August 31, 2026  

Approved:   

 


