PLANNING BOARD MINUTES
October 20, 2025
Town Hall, 284 Broadway
Port Ewen, New York 12466

Present: Member Roxanne Pecora, Member Steve Bailer, Member Sal Morello, Member
Ephie Trataros, Member David Mastny and Alternate Greg McCord for Chairman
DeKoskie

Excused: Chairman Darin DeKoskie and Member Christina Hill
Also present: Planner Bonnie Franson, AICP, CEO Mark Jaffee and ZEO Hannah Palen

In the absence of Chairman DeKoskie and upon advice of counsel, Administrative Assistance
Lisa Mance conducted the meeting which commenced at 7:30 p.m. with the Pledge of
Allegiance.

Minutes: Chairman DeKoskie had requested that the Minutes from August be tabled and were
being presented for consideration as well as the Minutes for September 15, 2025.
Administrative Assistant Mance entertained a Motion to approve the Minutes. Member Trataros
motioned to accept the Minutes. Member Mastny noted that he was included for a vote on the
second page of the September Minutes but that he was not present and had not had an
opportunity to review the entire document for further corrections. Member Trataros withdrew
her Motion and both August and September 2025 draft Minutes were tabled.

Vouchers:

Whiteman, Osterman & Hanna LLP — River Heights Site Plan/SUP Escrow $ 390.00
Whiteman, Osterman & Hanna LLP — River Heights Site Plan/SUP Escrow $ 1,267.50
Clough, Harbor and Associates - Hardenburgh Subdivision Escrow $ 1,280.00
Whiteman, Osterman & Hanna LLP — K&Y Site Plan /SUP Escrow $ 260.00
Whiteman, Osterman & Hanna LLP — Legal Services $ 12.74
Nelson, Pope & Voorhis — Consultant services September & October $ 5,400.00

Admin. Asst. Mance entertained a Motion to accept the vouchers with the exception of
Hardenburgh’s voucher. Planning Board Members noted that they had not had an opportunity to
review the vouchers and asked that in the future, vouchers be circulated for all Members to
review prior to meetings. The vote on the Vouchers was tabled for later in the meeting so that
Members could review.

PRESUBMISSION:

CEO Mark Jaffee and ZEO Hannah Palen presented new site plan and special permit
applications to the Planning Board for review and comments.

Rondout Yacht Basin Site Plan — Gary MacDonald, Agent — SBL 56.50-2-1.114; 101 1%t
Street, Connelly; Waterfront District
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Applicant Gary MacDonand and owner Andrew Rothlein were present. CEO Jaffee distributed
sketch plans to the Members explaining that the Applicant was proposing a site plan modification
to remove existing office, café, bathrooms and store and replace. The current foundation was
deteriorating and needed to be replaced. The proposed footprint would be slightly larger with the
same amenities. The elevation needed to be raised to meet flood elevations to build a new
structure. Planner Franson recommended that the Applicant review §123-14(g) standards for
Marina/Boatyard in the Code to confirm the project complied. If the new building was under
4,000 sf, it would not be subject to SEQR.

Robert French LLC Site Plan/SUP by David Murray Architect, Agent — SBL No. 71.3-2-14:
120 Dashville Road; R40 Zoning District

Architect Murray was present. The proposed dwelling unit did not qualify as an accessory
dwelling unit due to the proposed size of approximately 1500 sf. ZEO Palen noted it would
require a Special Use Permit to allow a second residential unit on the 35-acre parcel. A price for
wetland delineation was being requested but the Applicant felt that it was not necessary. Planner
Franson stated that the New York State Department of Environmental Conservation (NYSDEC)
would flag the wetlands if requested.

Planner Franson stated that there were two paths but either may require a variance. If an ADU
was built, the size requirement was not met and the Code didn’t allow for two single family
dwellings on one lot. CEO Jaffee stated that the ZBA had rendered a decision regarding two
single family dwellings and would request confirmation for clarification from the ZBA.

Weitzman/Chan Site Plan/SUP — SBL No. 63.4-6-36: 326 Union Center Road:; R40 Zoning

Owner George Chan was present. He and his wife were proposing a non-owner-occupied short-
term rental (STR). They would like to rent the property for short-term until they made decision
whether to move upstate permanently. Planner Franson recommended referring to workshop
meeting notes that had been previously provided for guidance. The proposal qualified as a site
plan with special use permit, would require a public hearing but may be exempt from SEQR
given that it was a re-use. The survey had been re-certified but not resurveyed. Parking,
lighting, septic and well needed to be shown on the plans as well as a narrative.

PUBLIC HEARING:

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

Admin.Asst. Mance entertained a Motion to open the Public Hearing. Upon Motion of
Member Mastny, seconded by Member Trataros and all Members present voting in favor, the
Motion to open the Public Hearing at 8:08 p.m. passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
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Sal Morello Aye

Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Admin. Assist. Mance read the Public Hearing Notice into the record. Martin Barth, Attorney
Michael Morello and Senior Planner Adam Yagelski were present. Planner Yagelski provided
an overview and displayed plans for the benefit of the public.

Hearing no person wishing to speak, Admin. Asst. Mance entertained a Motion to close the
Public Hearing. Upon Motion of Member Bailer, seconded by Member Morello and all
Members present voting in favor, the Motion to close the Public Hearing at 8:15 p.m. passed 6-0-
1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye
OLD BUSINESS:

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

Planner Franson stated that a decision would need to be made within 62 days from the close of
the Public Hearing unless mutually extended. Copies of the Short EAF Part II were provided to
all Members and Attorney Morello requested that the Board consider. All Members present
reviewed and the consensus of the Planning Board was that all questions “1.” through “11.” were
“no, or small impact may occur” and to have the record reflect same.

Planner Franson would prepare a Negative Declaration and Approval Resolution for
consideration by the Board at the November meeting.

Alonso Subdivision, Khattar Elmassalemah as Agent — Case No. 2025-6; SBL No. 63.4-5-
32.310: 17 Valhank Drive; R40 Zoning District

Khattar Elmassalemah, P.E., Robert Alonso and Guy Leonard were present. Engineer
Elmassalemah stated that a minor 3-lot subdivision was being proposed with one lot having an
existing residence. Each lot would have a private well and septic and accessed via a private road
built to standards with a road maintenance agreement. Escrow had been remitted for the
Planning Board to obtain an opinion from its Attorney relative to §280-a of New York Town Law
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and access via a private road extending to serve the lots. Attorney Harris had provided an
opinion Memorandum which was shared with Engineer Elmassalemah.

Member Trataros noted the Attorney’s question raised was if access could be allowed from a 50°
ROW which had been created in 2021 as part of a lot-line adjustment and whether a variance
would be necessary. Planner Franson noted the option for the Applicant to request the Town to
create an Open Development Area (ODA). Engineer Elmassalemah countered that a subdivision
created with a private road with lots fronting that private road was allowed with a road
maintenance agreement. Planner Franson read an excerpt of the Memorandum provided by the
Planning Board Attorney.

Planner Franson inquired if the Planning Board wished to open a public hearing and address
Section 280-a of the NYS Town Law in the meantime. Planner Franson noted from her
prospective, the ODA was one route to consider and asked if the subdivision application was
sufficiently advanced to open a public hearing and a Negative Declaration would be needed.
Member Pecora noted that procedurally, a SEQR determination for subdivisions had been made
after the public hearing.

Admin. Asst. Mance entertained a Motion to classify as an Unlisted Action under SEQR.
Upon Motion of Member Bailer, seconded by Member Mastny and all Members present voting
in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Admin. Asst. Mance entertained a Motion to schedule a Public Hearing to be held
November 17, 2025 at 7:40 p.m. or as soon thereafter as comment could be heard. Upon
Motion of Member Bailer, seconded by Alternate Member McCord and all Members present
voting in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

(During the vote, Member Morello expressed concern regarding the proposed access and
referenced that it was an existing ROW and it was his opinion that it was not valid access and
was not shown as a ROW on its own lot and by definition, it was not a ROW or an easement.
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Engineer EImassalemeh made reference to 8277 of the Law which prohibited municipalities or
zoning to require owners to dedicate land unless agreed to by owner. Member Pecora noted the
prior LLA map should be reviewed and determine what had been provided previously and the
history should be provided to the Planning Board attorney. Member Trataros indicated she would
be contacting the Planning Board Attorney for a discussion).

NEW BUSINESS:

Captain Dan’s LLC Marine Maintenance Repair — Dan Wowaka — Case No. 2025-12;: SBL
No. 56.51- 2-14: 89 Old Route 9, Port Ewen, RG Zoning District

Applicant Dan Wowaka addressed the Board stating that he could address the dumpster location
but the property provided a challenge for locating the dumpster and the location would affect
maneuverability of trucks. Planner Franson’s major concern was the location of the property
relative to the New York State Department of Transportation (NYSDOT) and it was critical to
the site plan development and any improvements that may be made with that potential ROW.

Mr. Wowaka that parking could be moved to the Northern side of the property. The Planning
Board recommended that he have a conversation with the NYSDOT to determine what would be
required to allow use of the portion of the property within the ROW. If it was not practical, a site
plan amendment would need to be considered.

Admin. Asst. Mance entertained a Motion to classify as a Type II action pursuant to SEQR.
Upon Motion of Member Pecora, seconded by Alternate Member McCord and all Members
present voting in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Admin. Asst. Mance entertained a Motion to waive the public hearing pursuant to §107-16.
Upon Motion of Member Pecora, seconded by Alternate Member McCord and all Members
present voting in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

5|Page



Yavaniski Subdivision, William Eggers, P.E., as Agent — Case No. 2025-11;: SBL No. 71.1-3-
30.100: 161 Hardenburgh Road:; R40 Zoning District

William Eggers, P.E. was present as Agent for the Application. He explained that there was a
proposed shared driveway to access the lot being created. Planner Franson had provided review
Notes stating that the limits of disturbance needed to be shown to determine what documentation
may be needed pursuant a SWPPP and extent of detail.

Admin. Asst. Mance entertained a Motion to classify as an Unlisted action pursuant to
SEQR. Upon Motion of Alternate Member McCord, seconded by Member Morello and all
Members present voting in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Admin. Asst. Mance entertained a Motion to classify as a minor subdivision. Upon Motion
of Alternate Member McCord, seconded by Member Trataros, and all present voting in favor,
the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Admin. Asst. Mance entertained a Motion to schedule a public hearing pursuant to §107-16
to commence at 7:45 p.m. or as soon thereafter as comment(s) may be heard. Upon Motion
of Member Pecora, seconded by Alternate Member McCord and all Members present voting in
favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye

David Mastny

Aye
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Keegan/Bolles LLLA — Case No. 2025-10; SBL Nos. 56.76-2-13 & 11: 55 & 59 River Road;
R40 Zoning District

Owners Maureen Keegan and David Bolles were present with their Agent Chris Ruel. Planner
Franson had provided her review notes stating that the plans should be revised to indicate the
flood zone and deduct the river and floodplain from the lot area. CEO Jaffee had confirmed that
the proposal qualified as a lot-line adjustment and steep slope provisions of the Code under
“subdivisions” did not apply and were not required. Explanation for a “jog” in a line was
requested. Agent Ruel explained it was logical to follow the fence and walkway.

Admin. Asst. Mance entertained a Motion to classify as a Type II action pursuant to SEQR.
Upon Motion of Member Trataros, seconded by Alternate Member McCord, and all Members
present voting in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Admin. Asst. Mance entertained a Motion to waive the public hearing pursuant to §107-16.
Upon Motion of Member Pecora, seconded by Alternate Member McCord, and all Members
present voting in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Admin. Asst. Mance entertained a Motion to grant approval conditioned upon indication of
the septic location on the existing lot, revise maps to show flood zone and deduct river and
flood plain from the lot area calculations, indication of portion of existing drive that would
be grassed over, payment of all fees and submission of a mylar and six copies of the map.
Upon Motion of Alternate Member McCord, seconded by Member Bailer, and all Members
present voting in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
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Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Streamside Farms Site Plan/SUP (owner Paul Page) — Case No. 2021: 263 Mountainview
Avenue: SBL No. 56.75-1-56.11;: R-12 Zoning District — Resolution Amendment

Members Pecora and Bailer were not in favor of amending the approval conditions relative to
payment of recreational fees to be paid in installments. Member Trataros felt it should be a case-
by-case basis.

Admin. Asst. Mance entertained a Motion leave the condition of approval as is. Upon
Motion of Member Bailer, seconded by Member Pecora, and all Members present voting in
favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Abstain
Ephie Trataros No
Christina Hill Absent
Steve Bailer Aye
David Mastny No

The Motion failed to carry — no action.

Hardenburgh Subdivision- Matt Towne, P.E. — Case No. 2021-7; SBL No. 71.1-3-31; 171
Hardenburgh Road:; R40 Zoning District

Admin. Asst. Mance entertained a Motion to supplement escrow in the amount of
$2,500.00. Upon Motion of Member Trataros, seconded by Member Bailer, and all Members
present voting in favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
Sal Morello Aye
Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

Admin. Asst. Mance entertained a Motion to approve the vouchers previously tabled. Upon
Motion of Member Bailer, seconded by Member Morello, and all Members present voting in
favor, the Motion passed 6-0-1 by the following vote:

Greg McCord Aye
Roxanne Pecora Aye
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Sal Morello Aye

Ephie Trataros Aye
Christina Hill Absent
Steve Bailer Aye
David Mastny Aye

ZBA referrals — Administrative Assistant was requested to draft a letter from the Planning
Board to the ZBA stating that the garage with an ADU proposed on the property owned by Linda
Laestadius should be located at least 30’ back from the front property line on Route 9W and that
the proposed location presented a potential unsafe condition.

Upon Motion of Member Trataros, seconded by Member Bailer and all Members present in
favor, the meeting was adjourned at 9:53p.m.

Respectfully submitted,
Lisa K. Mance

Dated: November 5, 2025
Approved: November 17, 2025
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