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Present:   Chairman Darin DeKoskie, Member Roxanne Pecora, Member Christina Hill, 

Member Steve Bailer, Member Sal Morello, Member Ephie Trataros (7:40 p.m.), 

and Alternate Jarad Keplinger for David Mastny 

 

Excused:   Member David Mastny  

 

Also present:  Planner Bonnie Franson, AICP and Dylan Harris, Esq.  

 

The meeting commenced at 7:35 p.m. with the Pledge of Allegiance.   

  

Chairman DeKoskie called for a motion to enter into Executive Sesson for the purpose of 

discussing PZR litigation.  Upon Motion of Member Hill, seconded by Member Keplinger and 

all present voting in favor, the Executive Session commenced at 7:35 p.m. 

 

Chairman DeKoskie called for a motion to come out of Executive Sesson.  Upon Motion of 

Member Pecora, seconded by Member Keplinger and all present voting in favor, the regular 

meeting of the Planning Board commenced at 7:55 p.m. 

 

Lighthouse Village Site Plan/SUP – 158-189 Clay Road; 364 Broadway, owner P.Z.R. 

Construction, Inc.   

 

Conditions of the Special Use Permit and Site Plan Approval were amended as follows: 

 

“8.  The Applicant shall obtain a letter of intent from the Department of Transportation for all 

necessary road and highway opening permits to the Town (Clay Road) and Broadway (Route 

9W-NYSDOT) prior to site plan signing and prior to building permit issuance a, a DOT permit 

shall be issued,”   

 

“11.  Buildings shall be constructed in accordance with the building elevations and floor plans submitted 

by the Applicant and made a part of this site plan approval. Building materials shall be specified on the 

plans upon application for a building permit and approved by the Building Department. Any material 

substitutions shall be reviewed and approved by the Building Department” and  

 

“13.  A recreation in lieu of land fee in the amount of $2,000 per dwelling unit shall be paid 

before Planning Board signature per each of the 71 multifamily dwelling units in accordance 

with the Town of Esopus Planning Board Fee Schedule, for a total of $142,000.00.”   

 

Chairman DeKoskie entertained a Motion to approve the conditions read.  Upon Motion of 

Member Hill, seconded by Member Bailer and all Members present in voting in favor, the 

Motion passed 7-0 by the following vote: 
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Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

Chairman DeKoskie entertained a Motion to approve the Settlement Agreement with the 

Planning Board and Town Board.  Upon Motion of Member Mastny, seconded by Vice-

Chairman DeKoskie and all Members present in voting in favor, the Motion passed 7-0 by the 

following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

Vouchers:  

 

Clough, Harbor and Associates - Streamside Farms Escrow    $  1,200.00 

New York Planning Federation – Hyde Park Conference Training   $     600.00 

Whiteman, Osterman & Hanna LLP – Hardenburgh (Kamp) Escrow   $       97.50 

Nelson, Pope & Voorhis – Consultant services June & July    $  5,400.00 

 

Chairman DeKoskie called for a motion to approve the vouchers.  Upon Motion of Member 

Trataros, seconded by Member Keplinger, and all present voting in favor, the Motion passed 7-0.   

 

PRESUBMISSION: 

 

Captain Dan’s LLC Marine Maintenance Repair – Dan Wowaka – 89 Old Route 9W, Port 

Ewen, RG Zoning District  

 

Applicant Dan Wowaka was present.  He explained that he was looking to expand his six year 

old marine repair business to operate at the location which had an existing garage and would be 

rented from the owner.   The property was chosen due to its proximity to marinas and easy access 

for trailered boats.   

 

Planner Franson reviewed her notes indicating that the ZBA had granted a use variance.  She 

stated that a digital copy of the site to scale was needed to confirm details. A public hearing was 

optional and UCPB referral would not be required unless required parking for the use increased.   

A refuse dumpster existed on the property on the north side of the garage and needed to be 

shown on the plans as well as sign details and directional signs for traffic, density and bulk area 
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requirements and existing noncomplying conditions all needed to be shown.  Chairman 

DeKoskie asked if any Member had additional comments.  Planner Franson offered to talk to the 

Architect if there were any questions.   

 

PUBLIC HEARING (CONTINUATION FROM FEBRUARY 17, 2025) :   

 

K&Y Site Plan/SUP - Khattar Elmassalemah, P.E., Agent- Case No. 2024-1; SBL No. 63.2-

3-8; 126 Ulster Avenue; LI & Route 9W Overlay District 

 

Chairman DeKoskie entertained a Motion to open the Public Hearing.    Upon Motion of 

Member Bailer, seconded by Member Trataros and all Members present in voting in favor, the 

Motion to open the Public Hearing at 8:15 p.m. passed 7-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

Engineer Khattar Elmassalemah and owner Ahmed Magdi were present.   

 

Matt O’Brien – 127 Ulster Avenue:  Expressed concern that the Notice for the continuation of 

the Public Hearing had been received the day of the meeting and other people may not have 

received proper notice.  He requested the meeting be postponed to another date.   

 

Planner Franson noted that there had been a Public Hearing opened previously and the present 

hearing was a continuation and asked if Mr. O’Brien had any additional substantive comments. 

Mr. O’Brien stated that he had spoken a few times expressing filling in the wetlands that had 

been designated by the Army Corp. of Engineers was not a good area to fill in and that the water 

runoff from 9W would run across and over to other properties. He stated a concern regarding the 

turn in the road as well as safety concerns of trucks going in and out all hours.  He asked if a 

response had been received from the County.  Planner Franson provided a status update that 

comments from the DPW and Ulster County Planning Board had been received.  Since the last 

meeting, the DEC had determined that the wetland was a DEC regulated wetland.  Mr. O’Brien 

commented on required flaggers and speed concerns and the operation of the business between 

two residences at all hours.  He referenced a letter from the Town’s Building Inspector stating 

the business did not benefit the Town.  The location was not an appropriate area for 60,000 

gallons of propane.  He didn’t feel the review should have gone on so long.    

 

Tom Killeen – 134 Ulster Avenue:  Owned adjacent property and expressed concerns relative to 

water collecting on his yard, dangerous traffic through the s-turn and the County had 

recommended that the location was not suitable.   
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Anthony Pece- 124 Ulster Avenue:  The Overlay District had been created to enhance the area 

and placing two 30,000 gallon tanks would not beautify the area.  He had witnessed many 

accidents on the s-turn and felt the property did not fit the project.   

 

Charman DeKoskie entertained a motion to close the Public Hearing or, alternatively, to keep it 

open.  Engineer Elmassalemah asked what the need was to keep the Public Hearing open and the 

same comments would continue to be provided.  Attorney Harris recommended that the vote on 

the Public Hearing not be taken until the review of the project under “old business.”   

 

OLD BUSINESS:   

 

K&Y Site Plan/SUP - Khattar Elmassalemah, P.E., Agent- Case No. 2024-1; SBL No. 63.2-

3-8; 126 Ulster Avenue; LI & Route 9W Overlay District 

 

Engineer Elmassalemah addressed the Planning Board stating that they were two(2) years into 

the process and the site has been studied from all angels – traffic and landscaping to safety.  It 

was a 2-acre property purchased by the Applicant, was in the Industrial Zone and was a 

permitted use with a special use permit.  He stated for the record, the wetlands were not being 

filled and the NYS DEC had not stated they could not build, only that a permit may be needed.  

The Engineer stated that all the necessary permits required addressed the concerns raised and the 

project could not progress without a NYS DEC permit.  Parcel was in an industrial zone and 

there was no other place to locate the business in the Town.  Engineer Elmassalemah did not see 

continuing the Public Hearing as it would not provide anything new.  He noted reviewing the 

conditions in the draft Resolution were enough to guarantee the Public that if approved, nothing 

could move forward without addressing all concerns.   

 

Planner Franson asked for the record what the hours of operation would be.  The Engineer 

responded that the hours would be 9:00 a.m. through 5:00 p.m. Monday through Friday.  Also for 

the record, the Planning Board file reflected that the application was first on the Agenda 

February 2024.  Engineer Elmassalemah confirmed that the NYS DEC issued a jurisdictional 

determination which stated that due to the size of the wetland, the 100’ buffer would qualify.  

Planner Franson confirmed that currently, NYS DEC had not visited the site.   

 

Chairman DeKoskie stated that the review was at a point where a decision needed to be made.  

He stated the Planning Board needed to determine if it wanted to issue an approval or a denial 

decision on the Application.   

 

Chairman DeKoskie entertained a Motion to close the Public Hearing.    Upon Motion of 

Member Hill, seconded by Member Trataros and all Members present voting in favor, the 

Motion to close the Public Hearing at 8:32 p.m. passed 7-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 
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Steve Bailer  Aye 

Jarad Keplinger Aye 

 

Chairman DeKoskie entertained a Motion to vote on a denial or approval resolution.    

Upon Motion of Member Hill, seconded by Member Bailer and all Members present in voting in 

favor, the Motion to vote on a resolution to deny passed 7-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

Chairman DeKoskie read the Resolution denying the application (annexed hereto).   

 

Chairman DeKoskie entertained a Motion to concur with the required modifications of the 

Ulster County Planning Board.    Upon Motion of Member Pecora, seconded by Member Hill 

and all Members present in voting in favor, the Motion passed 7-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

Chairman DeKoskie entertained a Motion to grant the Resolution denying the application.    

Upon Motion of Member Pecora, seconded by Member Bailer and all Members present in voting 

in favor, the Motion passed 7-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

NEW BUSINESS:   

 

Freer w/ West Esopus Landowners Assn. LLA – Case No. 2025-9; SBL Nos. 71.4-2-1.11 & 

71.4-2-2; 757 Floyd Ackert Road; R40 Zoning District 
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Owner Jane Freer and Michael Gambino, President of the West Esopus Landowners Assn. were 

present.  Mr. Gambino explained that Ms. Freer wished to transfer a portion of her property to 

the Landowners Assn. which had been using her property since 1953.  Planner Franson reviewed 

her comments.   

 

Members Bailer and Morello recused themselves.   

 

Chairman DeKoskie entertained a Motion to waive the requirement of a public hearing 

pursuant to §107-16A.    Upon Motion of Member Keplinger, seconded by Member Hill, the 

Motion passed 5-0 with two members recused  by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Recused 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Recused 

Jarad Keplinger Aye 

 

Chairman DeKoskie entertained a Motion to classify as a Type II action under SEQRA.    

Upon Motion of Member Pecora, seconded by Member Keplinger, the Motion passed 5-0 with 

two members recused by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Recused 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Recused 

Jarad Keplinger Aye 

 

Chairman DeKoskie entertained a Motion to grant approval of the lot-line adjustment with 

submission of a mylar and six (6) paper copies.    Upon Motion of Member Keplinger, 

seconded by Member Pecora, the Motion passed 5-0 with two Members recused by the following 

vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Recused 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Recused 

Jarad Keplinger Aye 
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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 

 

Senior Planner Adam Yagelski, Martin Barth and Michael Moriello, Esq. were present.  Planner 

Yagelski noted the latest submission addressed comments from the last meeting and from 

Planner Franson.  Changes included confirmation of the location of the sanitary service line, 

providing elevations and addition of sidewalks.  A significant change was adjustments to the 

grading plan, area of disturbance increased from 9/10 of an acre to .93 of an acre which 

calculated to approximately 40,000 sf which was still under one acre and an erosion and 

sediment plan had been added.  The St. Remy Fire Department had reviewed the plans and had 

no concerns.  The Ulster County Department of Health needed to review and a submission would 

be made to the UCDOH.   

 

Planner Franson reviewed content of her comments noting that her prior comments had been 

addressed. 

 

Chairman DeKoskie entertained a Motion to schedule a public hearing.   Upon Motion of 

Member Bailer, seconded by Member Trataros and all Members present in voting in favor, the 

Motion to schedule a public hearing at 7:40 p.m. on October 20, 2025 passed 7-0 by the 

following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

Attorney Harris noted that the Zoning Code contained the requirements for timeframes for 

noticing public hearings and the Town could amend the Code.   

 

Chairman DeKoskie entertained a Motion to refer to the Ulster County Planning Board 

(UCPB).   Upon Motion of Member Trataros, seconded by Member Keplinger and all Members 

present in voting in favor, the motion passed 7-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 
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Chairman DeKoskie entertained a Motion that referral to the Planning Board’s Engineer 

was not necessary.  Upon Motion of Member Morello, seconded by Member Bailer and all 

Members present in voting in favor, the motion passed 7-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

Streamside Farm Site Plan/SUP – Amended Approval 

  

CEO Jaffee was present to address the Planning Board.  Chairman DeKoskie noted that he had 

reviewed the plans with CEO Jaffee and all of the conditions of approval had been met with the 

exception of the payment of the recreation fees which were set by the Planning Board and being 

discussed by the Applicant with the Town Board and an amendment to the site plan which called 

for a 15 foot-wide emergency access rather than a through road.   

 

The 15 foot-wide access would be gated and could be controlled from 911 emergency vehicles or 

from emergency dispatch.  Chairman DeKoskie noted the secondary access was a contentious 

issue with neighbors during the Public Hearing and the amendment would be viewed favorably 

by neighbors to the north. Hearing no further comments from the Board, Chairman DeKoskie 

entertained a Motion to grant an amended site plan/special use permit approval to allow a 

15 foot emergency access road gated a both sides.  Upon Motion of Member Hill, seconded by 

Member Bailer and all Members present in voting in favor, the passed 7-0 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Aye 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 

 

River Heights Development (Medenbach, Eggers & Carr) – Case No. 2024-6; SBL No. 

56.52-1-37.3; 83 N. Broadway; R-12 Zoning District - Discussion  

 

Ron Pordy, Esq., Caleb Carr, P.E. and Architect James Reynolds were present.  Architect 

Reynolds stated that they were present to determine what the Planning Board’s disposition was 

regarding the Application.  Chairman DeKoskie responded that the Planning Board had provided 

its disposition at the previous meeting when an appeal was made to the Zoning Board of 

Appeals.  Architect Reynolds stated that the proposal was for 10 units, had been willing to amend 

the Application to 9 units but given the Planning Board was in support of the 10 unit layout, the 

Applicant was prepared to apply to the ZBA for a variance.   
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Chairman DeKoskie stated that he and Member Bailer would attend the ZBA meeting.  

Chairman DeKoskie read the August 25, 2025 letter for an Appeal of Determination/Request for 

Interpretation from the Planning Board to the ZBA.  Attorney Pordy requested that the ZBA 

review of the Appeal be held a month since he had been recently retained.  Attorney Harris noted 

that there had been three e-mails generated from CEO Jaffee stating the grounds he determined 

why the Appeal should not go to the ZBA.  CEO Jaffee stated that the Motion did not match the 

Minutes.  Chairman DeKoskie stated that he had made the Motion for an appeal.  Member Hill 

stated she recalled the Motion was for an interpretation.    

 

Planner Franson stated there were two issues.  One was that a determination can set precedent 

and a variance is unique to the property and doesn’t set precedent.  The Planning Board was 

supportive of the layout but the concern was with two dwelling units together, the Code required 

it must be on an individual lot and must be one and one-half times the density that was otherwise 

required.  The concern was that if this was allowed, it set precedent and future development 

could be proposed in a lower density zone.  The Planning Board agreed it didn’t want the 

determination to affect other developments in rural residential areas.   

 

The Applicants and the Members agreed to attend the next evening’s ZBA meeting and CEO 

Jaffee agreed to include the Planning Board’s request to the ZBA on the Agenda.   

 

Chairman DeKoskie entertained a Motion to amend the August meeting minutes and 

reaffirmation of  Motion to make an Appeal of the CEO’s Determination to the ZBA. Upon 

Motion of Member Bailer, seconded by Member Keplinger and all Members present in voting in 

favor, the passed 6-0-1 by the following vote: 

 

Darin DeKoskie  Aye 

Roxanne Pecora  Aye 

Sal Morello   Aye 

Ephie Trataros  Recused 

Christina Hill   Aye 

Steve Bailer  Aye 

Jarad Keplinger Aye 
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ZBA referrals – None 

 

The August 18, 2025 Minutes were tabled.  

 

Upon Motion of Member Bailer, seconded by Member Hill and all Members present in favor, the 

meeting was adjourned at 9:40 p.m.   

 

Respectfully submitted, 

 

 

Lisa K. Mance 

 

Dated: September 26, 2025  

Approved:  November 17, 2025 

 


