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Town of New Paltz Planning Board 

Regular Meeting of Monday, June 27th, 2022  

7:00 PM via Remote Access (Zoom and YouTube) 

Available on YouTube: https://www.youtube.com/watch?v=VwL7y6cJm-w 

 

APPROVED MINUTES 

 

Present:           Adele Ruger, Chair 

Lyle Nolan, Deputy Chair (7:04 pm)  

Jennifer Welles  

Jane Schanberg 

Matthew DiDonna  

Adrian Capulli  

 

Absent:  Amanda Gotto  

    

    

 

Also Present: Ashely Torre, Planning Board Attorney 

Andrew Willingham, Planning Board Engineer  

John Andrews, Planning Board Engineer  

                        Brianna Tetro, Planning and Zoning Secretary 

 

 

Call to Order:  

 

Chair Ruger calls the meeting to order at 7:00pm.  

 

 

Administrative Business 

• Approval of June 13th, 2022 Meeting Minutes  
Mr. DiDonna moves to approve the minutes of the June 13th, 2022 regular meeting. Ms. 

Schanberg seconds. Ms. Welles points out typos in the section for “New Paltz Storage”, the 

minutes are tabled until the July 11th, 2022 regular meeting.  

 

• Establish Escrow for: 6 Oak St (PB22-202 and PB22-203)  

Ms. Wells moves to set escrow at $2,000.00 with a replenishment amount of $1,000.00. Deputy 

Chair Nolan Seconds. 6 ayes. Motion Carries.  
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• Establish Escrow for: 44 Rocky Hill RD. (PB22-206)  

Mr. DiDonna motions to set escrow at $2,000.00 with a replenishment amount of $1,000.00. Ms. 

Schanberg seconds. 6 ayes. Motion Carries.   

 

 

Town Board Update(s)  

 

There are no updates from the Town Board as the liaison, Alex Baer, is not present.  

 

 

 

Public Comment(s:  

 

 There are no comments from the public.  

 

Application Review:  

 

SITE PLAN REVIEW  

PB22-103: 64 N Putt Corners Rd.  

Applicant: Lagusta Yearwood  

Zoning: I-1  

SBL: 86.8-5-35 

 

Mr. DiDonna recuses himself from the application at 7:08pm.  

 

Mr. Mike McGregor is present. Mr. John Andrews is present as the Town’s Engineer. 

 

Ms. Schanberg explains the application is ready for an approval and the finer details such as 

signage issues can be handled by the building inspector, Stacy Delarede, and added into the 

conditions in the final approval.  

 

The Board goes through the Resolution of Approval and make amendments.  

 

Ms. Schanberg moves to approve the resolution of approval as amended. Deputy Chair Nolan 

seconds.  

Roll Call:  

Ms. Schanberg: Yes   Chair Ruger: Yes  

Mr. Capulli: Yes    Deputy Chair Nolan: Yes  

Ms. Wells: Yes  

5 ayes. Motion Carries.  

 

See Resolution of approval here.  

 

 

SUBDIVISION (LOT LINE)   

https://townofnewpaltz-my.sharepoint.com/:b:/g/personal/planzoneboard_townofnewpaltz_org/ES8_2vzFGoFHufHYk2Pn37ABTGkQQ9HlYv-re2LLr-MRwQ
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PB 22-206: 44 Rocky Hill Rd.   

Applicant: Jeff Arliss  

Zoning: R-1  

SBL: 78.16-3-17.121 & 18.211 

 

Mr. DiDonna returns to the meeting at 7:23pm. Mr. Willingham comes back in as the Board’s 

Engineer.  

 

Mr. Jeff Arliss is present. Mr. Arliss explains he is trying to get the lot line changed as a way to 

make extra income.  

 

Deputy Chair Nolan states that when he looked at the property via Google Earth, there are more 

structures, buildings and activities than what is shown on the sketch plan and thinks the Board 

will need to do a site visit. He notes the narrative provided by the applicant says the site is flat 

and gently sloping but with no contours to support that statement, it is not known if that is 

accurate and he’d like to see contours added to the map. Other items that Deputy Chair Nolan 

says he would like to see noted on the site plan are the road cut, site location, wetlands, and 

evidence that shows the site can support well and septic.  

 

Mr. Willingham goes through his memo: “As we understand, two parcels are included in the 
proposed lot line revision - a 25.97 acre parcel, which has frontage on State Route 32, would be reduced 
to 5.80 acres. The eastern 20.35 parcel, which contains a single family home additional structures, would 
be increased to 40.52 acres. Both parcels are owned by Mr. Arliss. Per our preliminary review of the 
Application materials, we offer the following comments for the Board’s consideration:  
1. Per our review of the most current aerial photo (2021), the Subdivision Map does not accurately 
reflect the existing improvements on the site. The eastern lot has an outbuilding and a pond that are 
missing from the map. The western lot has what appears to be a recently constructed driveway and 
pond that do not appear on the map. The survey should be updated to show all existing improvements 
in accordance with the Subdivision Code.  
 2. Per our initial review of the 2021 aerial photo, the area around the pond on the western lot appeared 
to be new construction. We therefore reviewed 2016 aerial photos and found that both ponds, a 
driveway and cleared/graded area was completed in 2016 or later. Both ponds appear to be located 
within the federally (ACOE) and Town regulated wetlands as shown on the Subdivision Map. The matter 
should be referred to the Town Wetland Inspector to determine what violations have occurred and 
whether a wetland permit is required from the Planning Board.  
3. We will conduct a more detailed review of the Application after the map has been updated and more 
information is known regarding the potential work completed in regulated areas.” 
 

Mr. Arliss insists the buildings shown on Google Earth are permitted as well as the ponds and 

that all required engineering had been done prior to his purchase of the property, including the 

cutoff to 32. He says his engineer told him to present this as a lot and then whoever buys the 

property would then have to handle the testing for a well, septic information, etc. The Board 

discusses. Deputy Chair Nolan says if all the engineering has been done, it needs to be shown on 

the plan. Mr. DiDonna asks how far does an applicant need to show that a lot is buildable, are 

they required to pay for perc tests, put a well in, etc to show its usable or do they have to show 

where the location for septic, a well, a home, is most plausible on a property. Mr. DiDonna 

thinks it’s a lot of money for someone to spend if they are intending to sell the property, to put 
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up money just to show it is buildable. Mr. Willingham explains that a septic system needs 

approval from the health department which requires a soil test, showing the design, and that it 

meets all zoning setbacks, meaning it needs to meet all requirements. He goes on to state that in 

regard to the driveway, it is more discretionary, but sight distance issues can come up and that is 

what needs to be reviewed and looked at.   

 

Mr. Arliss explains that the prior owner of the property had wanted to develop it and engineered 

the road, topography, and septic for 13 homes, but when that didn’t work out Mr. Arliss bought 

the property. He states that the road is a straight away so there would not be sight distance issues 

according to what his engineer told him. Chair Ruger suggests having the original site plans from 

the previous owner updated. Mr. Arliss states the plans were not his and he only saw them 

briefly at one point and does not know where he’d be able to get them again. Chair Ruger says 

they may be with the Building Department and to check there.  

 

Mr. DiDonna expresses his thoughts on the unfairness of an applicant needing to be responsible 

for showing a lot is buildable if they are not going to build on it and sell it. He believes it should 

be the responsibility of the buyer. Chair Ruger says it is in the State code that the lot is shown to 

be viable. Mr. DiDonna ask if Mr. Arliss will need to put a well in. Mr. Willingham answers no 

and says the Ulster County Department of Health requires septic approval for new lots. Mr. 

Arliss says he will try to get his engineer back on the project and make the necessary changes.  

 

 

 

 

SUBDVISION (LOT LINE)  

PB22-202: 6 Oak St.  

Applicant: Mike Stepanovich  

Zoning: A-1.5  

SBL: 86.13-3-3 & 16 

 

Mr. Mike Stepanovich is present.  

 

Mr. DiDonna asks Mr. Stepanovich if someone told him to do two applications for this parcel 

meaning, one for the lot line and one for the accessory apartment. Mr. Stepanovich explains Ms. 

Delarede had told him to do both due to the fact that the code requires 2.62 acres for an 

accessory apartment. He states that he has two lots where his house and a barn is located  and the 

other is vacant, when he spoke with Ms. Delarede advised him to do the lot line revision to 

allocate more acreage for the accessory apartment. Mr. DiDonna states in order to do the 

accessory apartment with the lot line revision, he will need to get an area variance for the ZBA. 

Mr. Stepanovich says he was told that after Planning Board approval he’d need to go to the ZBA 

for a variance.  

 

Mr. Willingham goes through his memo: “As we understand, two parcels are included in the 
proposed lot line revision - a 2.92 acre parcel, which has frontage on Libertyville Road and on Oak 
Street, would be reduced to 1.50 acres with remaining frontage only on Libertyville Road. The western 
1.0 acre parcel, which contains a single family home and additional structures, would be increased to 
2.42 acres. Both parcels are owned by Mr. Stepanovich. Per our review of the Application materials, we 
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offer the following comments for the Board’s consideration: 1. Per §121-14(A)(1)(a)[4][a], provide the 
location of septic tanks, septic disposal areas and wells on the property or request a waiver from this 
requirement from the Board. 2. Per §121-14(A)(1)(a)[5], either provide existing 2 foot contours (can be 
LIDAR) or request a waiver from this requirement from the Board. 2 3. Per §121-14(A)(1)(a)[7], show 
building and structure locations within 50 feet of the property (several buildings exist in close proximity 
to the property). Alternatively request a waiver from this requirement from the Board. 4. Provide a 
Vicinity Map per §121-14(B) or request a waiver from this requirement from the Board. 5. A “Zoning 
Requirements” table should be added to the map showing both “required” and “provided” for both lots 
to demonstrate the lots meet all bulk zoning requirements. 6. The eastern lot is vacant and will be 
reduced in size from 2.92 acres to 1.5 acres. It likely would remain a buildable, however the Board may 
wish to require soil testing to ensure a septic system can be approved on the lot(§121-14(A)(2)[a][1]). 7. 
The Long Form EAF should be “autofilled” on the NYSDEC website to draw from all applicable 
environmental databases and all answers must be filled in by the Applicant.” 
 

Chair Ruger states he will need to show the lot is buildable as per the code. Mr. DiDonna 

suggests getting rid of the lot line and have one large property if there are truly no plans for the 

applicant of build on the vacant lot. Mr. Stepanovich says that is the route he will likely take as 

he was only seeking the lot line revision in order to get the acreage for the accessory apartment, 

and this will not require him to go to the ZBA for a variance because he will have enough 

acreage. He states should he change his mind in the future, then he could come back to the Board 

and go through the proper procedures to receive a lot line adjustment.  

 

ACCESSORY APARTMENT APPLICATION  

PB: 22-203: 6 Oak St.  

Applicant: Mike Stepanovich  

Zoning: A-1.5  

SBL: 86.13-3-16 

 

Mr. Stepanovich is present.  

 

Mr. DiDonna asks Mr. Willingham if he had a chance to look at the application closely. Mr. 

Willingham says he has not had the chance and usually Ms. Delarede does a review on the 

calculations on the floor area, etc. and that has not been completed yet. The Board discusses and 

says they can’t do anything at this time due to not having the proper review from the Building 

Inspector. They discuss the items he will need going forward (i.e. septic approval from the 

Department of Health, etc.) but will need to come back when Ms. Delarede’s review is complete.  

                                                                                                                                                                                                                                          

LOT LINE ADJUSTMENT  

PB22-196: Cragswood Rd.  

Applicant: Judith Johnson C/O Tom Johnson 

Zoning: A-3 and FF  

SBL: 78.1-2-15.200 and 78.1-3-8 

 

Ms. Patti Brooks is present.  

 

Ms. Brooks explains they are back in front of the Board because in accordance with chapter 140 

of the zoning code, article 2 use regulations (140-8) among permitted uses is agricultural and it 
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does not state that there needs to be proof that the lot is buildable and this parcel falls within that. 

She says she suggests that they could put a note on the map saying revised tax/map/lot 15.200 is 

locates within the floodplain district and is approved for agricultural use only and that a 

floodplain development permit is required for any construction or other regulated activity on the 

lot.  

 

Attorney Torre states for subdivisions, including lot line changes, it requires that the land can be 

safely used for building or other purposes without peril or adversely affecting the public health, 

safety, welfare, etc. She says if it is going to be used for agricultural purposes, it needs to be 

stated what kind of agriculture use will it be for that does not require building of any structures, 

that way the Board can determine whether it could be safely used for that purpose.  

 

Ms. Brooks states she will come back next time with that information after she has to have a 

discussion with the applicant. She states that he does not intend to do anything with the property. 

She wants to make sure that they just need to have proof that some type of agricultural use would 

be appropriate for the lot in order for it to fall under that specific chapter of the code. Chair 

Ruger says that is her understanding.  

 

 

Other Matters:  

 

Chair Ruger states Mr. DiDonna brought up a good point about buildable lots and what does 

someone have to do to show that a lot is buildable if they don’t plan to put a house there, as the 

Board has been through this situation many times. She suggests getting a comment from Stacy or 

some expert opinion on what needs to be done in order for that process to be easier. Mr. 

DiDonna agrees with Chair Ruger and states it can get expensive to do all the work if they are 

just dividing a lot to have more land in one spot. Chair Ruger says perhaps a checklist for people 

to know what exactly the process is requiring and what is optional would be a good idea but then 

states that there is no clear cut answer on how to make the process easier and it is often a case-

by-case basis. The Board discusses and agrees it needs more investigating.  

 

Chair Ruger states that she and Deputy Chair Nolan have talked and there are a lot of old 

applications, around 20 to 25 applications, that people have not come back to the Board for some 

reason or another and Ms. Tetro is in the process of getting the applications together in the form 

of a list and Deputy Chair Nolan has suggested getting a meeting set up to go through them. She 

asks if a letter should be sent out if they haven’t been in front of the Board in six months that 

states come back or withdraw your application, there’s nothing in the code that says the Board 

can say the application is no longer active but she thinks if the Board encourages people to move 

ahead or not, getting escrow amounts earlier, etc. would give incentive to either complete or 

cancel their applications. The Board discusses. Chair Ruger asks Attorney Torre if she could 

assist in writing a letter to be sent to applicants with stalled applications.  

 

 

Adjournment 
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Deputy Chair Nolan moves to adjourn the June 13th, 2022  meeting. Ms. Welles DiDonna 

seconds. 6 ayes. The meeting adjourns at 8:07pm.  

 

 

Respectfully submitted by, 

 

Brianna Tetro  

Planning and Zoning Secretary 

 

 

 

 

 


