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ESOPUS ZONING BOARD OF APPEALS 

 

Date: June 17, 2025 

1 Town Hall Way  

Ulster Park, New  York   

 

PRESENT: Karl Wick, Chairman        ALSO PRESENT:  CEO Mark Jaffee 

  Katie Zahedi                   ZEO Hannah Palen 

                        Jim Tomassetti                                                         Councilperson Quick                

  Kathy Kiernan  

  Mike Pittner         

 

EXCUSED:     Guy Brought  

   Gloria VanVliet    

  

Chairman Karl Wick called the meeting to order with the Pledge of Allegiance to the Flag at 

7:02 p.m.  Roll call confirmed that a quorum was present.  

 

Chairman Wick explained the ZBA meeting protocol.   

 
INFORMATIONAL – No Agenda items. 

 
PUBLIC HEARING 

 

04-25-05-01  Bennett Area Variance - §123-37  Non-conforming lot 

   132 Mary’s Avenue & 129 Third Street, Connelly 

   SBL 56.60-4-41  

   Planning Board referral 
 

Owner Patrick Bennett explained what necessitated the need for an area variance.  He 

owned properties on Third Street and Mary’s Avenue in Connelly.  There was a driveway 

on the Mary’s Avenue property that ran to the back of the property.  During heavy rains 

and snowmelt the runoff ran onto the adjoining vacant lot.  Mr. Bennett wanted to correct 

the issue by moving property lines so that the property behind his residence was on the 

same parcel.  The proposal was making his pre-existing house lot conforming but the 

vacant lot would become non-conforming.  Member Tomassetti remarked that it would 

result in a self-created hardship.  Maps were distributed to the Members to review with the 

Applicant.   

 

Hearing no persons wishing to speak, Chairman Wick moved to close the Public Hearing 

seconded by Member Zahedi, and Members voting in favor, the Public Hearing was closed 

at 7:16 p.m. 
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CEO Jaffee stated that if the variance was granted, the vacant lot would need to be a 

minimum of 5,000 sf to be a buildable lot and would not require a variance.  The original 

subdivision was created pre-zoning and minimum lot size of 12,500 sf did not apply.   

 

DECISIONAL:   

 
CEO Request for Interpretation of §123-24I(4)(a) of the Esopus Town Code 

 

Chairman Wick stated that since the Code was unclear, the CEO requested clarification 

whether or not more than one accessory could be allowed (corrected to principal use) or 

if more than one accessory use was allowed with site plan review.  CEO Jaffee noted a 

present example was an application by the Bruderhoff which had multiple residences on 

the property with a special use permit.   

 

Chairman Wick asked for input from the Members with no response.  He noted that 

§123-24 C(1) had specific language that addressed more than one non-residential use on 

a lot, two or more non-residential uses but nowhere was multiple residential uses 

specifically addressed.  In his experience, if it was not expressly permitted in the Code, it 

was denied.  Chairman Wick’s interpretation was that there could be multiple accessory 

uses and commercial uses but multiple residential uses were not allowed, other than 

accessory apartments which were addressed elsewhere in the Code.  In his opinion, “yes” 

commercial –“ no” residential.  There were specific sections of the Code that addressed 

short-term rentals and accessory apartments.  CEO Jaffee noted existing Codes required 

special use permits when allowing uses.   

 

Member Zahedi inquired if there were any implications that would result from the 

decision.  Chairman Wick stated that whatever the decision, it would give the Zoning 

Officers more authority.  Member Tomassetti recounted that the ZBA had recently 

approved two residential units for an Applicant on one parcel at Mirror Lake (pre-

existing).  CEO Jaffee stated that if that development had been proposed currently, one-

acre per unit with an SUP from the Planning Board would be required if the ZBA 

allowed.   

 

Upon Motion of Chairman Wick (based upon a reading of the Code), multiple 

accessory uses were allowed in non-residential areas but multiple residential uses on 

the same property were not allowed (corrected to principle uses), seconded by 

Member Kiernan, the Motion passed 4-1-2 by the following vote: 
 

Member Vote 

Karl Wick, Chairman Aye 

Guy Brought  Excused 

Gloria Van Vliet  Excused 

Katie Zahedi  Aye 
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James Tomassetti Abstain 

Mike Pittner Aye 

Kathy Kiernan Aye 

 

Members requested to follow normal three meeting process to review the Bennett Area Variance 

request.  The Application would be placed on the July Agenda for a decision.   

 

Chairman Wick motioned to adjourn the meeting at 7:25 p.m. with all Members present 

in favor.   

 

A quorum still being present, the meeting was called back to order at 7:28 p.m.  Upon 

Motion of Chairman Wick, seconded by Member Kiernan and all present voting in favor, 

the May 20, 2025 Minutes were approved. 

 

Upon Motion of Chairman Wick, seconded by Member Kiernan and all present in favor, 

the meeting was adjourned at 7:28 p.m.  

 

Respectfully submitted, 

 

 

 

Lisa K. Mance, Administrative Assistant 

Submitted on July 1, 2025  

Approved:  July 15, 2025 


