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MINUTES 

ARCHITECTURAL REVIEW COMMISSION 

 

The monthly meeting of the City of Newburgh Architectural Review Commission was held on 

Tuesday, December 13, 2016 at 7:30 p.m. at the Activity Center,  

401 Washington St. Newburgh, NY 12550 

 

Members Present: Richard Rosencrans, Acting Chairperson 

Christopher Hanson 

Jeff Wilkinson 

Isaac Diggs 

Hannah Walsh 

 

Members Excused:  

   Michele Basch 

Brigidanne Flynn 

 

Also Present: Michelle Kelson, Corporation Counsel 

Jeremy Kaufman, Assistant Corporation Counsel 

Eliana Diaz, Administrative Assistant to the City Manager 

Omar Balbuena-Palma, Secretary to the Land Use Boards 

 

The meeting was called to order at 7:35 p.m. after a quorum was confirmed. 

 

Minutes of the November 16, 2016 Meeting 

 

Mr. Rosencrans made a motion to approve the minutes from the November 16, 2016 meeting as 

submitted. 

Mr. Diggs seconded the motion. 

 

The motion was approved 5-0 

 

 

PUBLIC HEARINGS 

 

AR 2016-41  15 Liberty Street 

To amend the COA issued previously for painting only to include the 

replacement of the storefront door on the property. 

Applicant/Owner:  John Bonhomme 
 

Mr. Wilkinson recused himself from the application. 

 



John Bonhomme appeared. He proposed a renovation of the façade of the property. The beams 

will be moved from the center to the side and install a picture window for the proposed use as an 

art gallery. Repairs and painting are completed.  

 

The Chairperson opened the public hearing.  There was no one present to speak for or against 

this application. The public hearing was closed. 

 

Mr. Diggs made a motion to assume SEQRA lead agency. 

Mr. Hanson seconded the motion. 

The motion was carried unanimously. 

 

Mr. Hanson made a motion to assume SEQRA negative declaration for lead agency. 

Mr. Diggs seconded the motion 

The motion was carried unanimously. 

 

Mr. Diggs moved to amend the approved COA to permit moving the door to the center as 

submitted in the application. Mr. Hanson seconded the motion 

Mr. Hanson seconded the motion. 

 

The motion was approved 4-0. 

 

AR 2016-51 2 Liberty Street 

To restore the property in-kind with historical details. 

Applicant/Owner: John Bonhomme 
 

John Bonhomme and Jeff Wilkinson appeared. The proposal is to restore the corner storefront 

with masonry repair at the front. Window repairs, two-over-two Jeld-Wen wood units, square 

windows, arch openings. The existing upper cornice crown will be matched and replicated. A 

window is proposed to be added to add more value to the property. The configuration of the 

building would be apartment spaces on the top and commercial use at the ground floor. Historic 

photographs of the building have not been found by the architect. Isaac Diggs asked if there were 

any plans to make renovations to the yard on the property. There are no defined plans, if in the 

future there were plans the applicant would come back before the board to present a fence 

application.  

 

The Chairperson opened the public hearing. 

 

Stuart Sachs, 28 Lander Street, spoke in support of the application.  

 

The public hearing was closed 

 

Mr. Hanson made a motion to assume SEQRA lead agency. 

Mr. Diggs seconded the motion. 

The motion was carried unanimously. 

 

Mr. Hanson made a motion to assume SEQRA negative declaration for lead agency. 



Mr. Diggs seconded the motion 

The motion was carried unanimously. 

 

Mr. Hanson moved to accept the application as presented with the use of a wood two-over-two 

Jeld-Wen arch windows with windows on the south elevation that are square top. 

Mr. Diggs seconded the motion. 

 

The motion was approved 4-0. 

 

AR 2016-53  53 Beacon Street 

To rehab the exterior of the property.  

Applicant/Owner:  Joshua Mousseau/ Newburgh Land Bank 
 

Joshua Mousseau and Jeff Wilkinson, architect appeared. The applicant is in the process of 

purchasing the property from the Land Bank.  

 

Corbels that are missing are being restored. The windows are square framed with an arch on the 

upper sash. The masonry will be repainted in HC-83 on the body and the trim & accent color will 

be HC-166. The front porch will be repaired and the door will be restored accordingly with the 

original standards. The foot rail assembly of the baluster, the hand rail and sub rail are specified 

in the architectural renderings submitted by Mr. Wilkinson. The back is not visible from a public 

street. The roof is almost flat with very little pitch. 

 

The Chairperson opened the public hearing. 

 

Stuart Sachs, 28 Lander Street, expressed support for the application. 

 

The public hearing was closed 

 

Mr. Diggs made a motion to assume SEQRA lead agency. 

Mr. Hanson seconded the motion. 

The motion was carried unanimously. 

 

Mr. Hanson made a motion to assume SEQRA negative declaration for lead agency. 

Mr. Diggs seconded the motion 

The motion was carried unanimously. 

 

Mr. Diggs moved to approve the application as submitted to rehab the exterior of the property as 

detailed in the application. 

Mr. Hanson seconded the motion. 

 

The motion was approved 4-0. 

 

AR 2016-54  44 Carson Avenue 

To renovate front porch and façade.  

Applicant/Owner:  Shay Sellars 



 

Shay Sellars & Jeff Wilkinson appeared before the board. The Applicant proposes to restore the 

porch and façade. The porch will be rebuilt with a more historical set of front stairs. The details 

and configuration are provided in the architectural renderings submitted by the architect. The 

balusters are to be cedar and the railings in mahogany. The windows will remain with no plans to 

replace them. The basement windows will be repainted. Mr. Diggs asked if there were any plans 

to provide lighting on the property. There will be a downward facing sconce where existing 

outlet for is located. 

 

The Chairperson opened the public hearing. 

 

Stuart Sachs, 28 Lander Street, spoke in support of the application. 

 

The public hearing was closed 

 

Mr. Hanson made a motion to assume SEQRA lead agency. 

Mr. Diggs seconded the motion. 

The motion was carried unanimously. 

 

Mr. Hanson made a motion to assume SEQRA negative declaration for lead agency. 

Mr. Diggs seconded the motion 

The motion was carried unanimously. 

 

Mr. Hanson moved to accept the application as submitted with a down facing sconce light, 

double door replacement and rebuilding of front porch stairs. 

Mr. Diggs seconded the motion. 

 

The motion was approved 4-0. 

 

OLD BUSINESS 

 

AR 2016-21  14 Johnston Street 

To demolish property 

Applicant: Mill Street Partners  

Owner:  Newburgh Commercial Development Corp. 

 

Hannah Walsh disclosed conflict of interest as a result of public opposition to the Project and 

recuses herself from the application. 

 

David Cooper, Esq., Zarin & Steinmetz, appeared. The Applicant is seeking the COA for the 

demolition of the property at 14 Johnston Street. The Planning Board recently finished the 

SEQRA review of the project and issued site plan approval. The ARC can issue a certificate of 

appropriateness. SHPO has approved the demolition of the building due to the deteriorated 

condition. The Applicant last appeared before the Board in June of this year. This building is 

unstable, and there is significant fire and water damage. There have been significant façade 

changes throughout the years. A similar application was submitted to SHPO because this is a 



state funded project. Data concerning value of the property was submitted to the members of the 

board. The property is owned by Newburgh Commercial Development Corp., which does not 

have a positive return on investment. The building was evaluated as a standalone building and 

not as a part of the entire project. Mill Street Partners submitted alternatives analysis based on 

the questions that were posed by a member of the board in a previous meeting. Mr. Cooper stated 

that the hardship evaluation provided to the board is based on the requirements of the ARC 

regulations. Mr. Cooper stated that what the board needs is to base its decision on objective 

criteria.  

 

Ms. Kelson advised the Board that there was no obligation to vote on this project at this meeting.  

 

Mr. Cooper asked who would pay for additional research if the Board required more proof 

supporting the application. Mr. Diggs stated that there is no creative effort to salvage this 

property and only are numbers and other points to justify the demolishing of the building. 

Magnus Magnuson, Designer of Magnusson Architecture and Planning, PC, looked at two 

approaches to incorporate the building. First, to leave it and build around but the cost was too 

high and adversely impacted the design of the new building. The second approach would 

incorporate the building into the new design but the floor levels are off because the new 

construction is at a grade level and the old building has a stoop. Preserving the façade is costly 

and infeasible. Mr. Wilkinson asked if the tax credits were included in the evaluation of the 

hardship. The Planning Board did not ask for the evaluation of 14 Johnston Street. Mr. 

Rosencrans questioned why there were no comparative analysis of the estimates provided even 

though SHPO did evaluate the building. Mr. Cooper asked if the commission typically required 

multiple analyses. Corporation Counsel stated that historically the commission has not required 

applicants to submit multiple analyses. The City Planner, has been in contact with Weston 

Davey, Historic Site Restoration Coordinator of SHPO, regarding the building, the site and the 

overall plan. 

 

Mr. Cooper requested notification of the public hearing to be issued. Corporation Counsel stated 

that the public hearing was adjourned from the previous meeting and remains open. 

 

The Chairperson opened the floor to comments from the public.  

 

Bill Kanye, 71 Liberty Street, questioned the profit margin and return on investment and 

economic hardship. He believes the building can be preserved and fit into the overall project, 

recommends a second look. In addition, if the project is not sold to the party expressing 

economic hardship, then how can it be separated from the overall project. 

 

Jeff Wilkinson asked where the standards of the COA can be found. Corporation Counsel 

summarized the code specifically, Section 300-41(C), (D) and (E). Section 300-41 contains an 

appeal procedure based solely on economic hardship.  

 

Stuart Sachs, 28 Lander Street, spoke against the application and read a letter which is 

incorporated by reference.  

 



Drew Kartiganer, owner of buildings adjacent to the site, feels that there is no need to rush the 

process. Financing is not in place. There is no site control. The development agreement expired 

as of October 2016, and Mr. Kartiganer requested the Board table the application. 

 

Brendan Murney, 933 73rd Street, read a letter from Michael Lebron, resident of 279 Grand 

Street, which is incorporated by reference. 

 

The public hearing was closed 

 

David Cooper mentioned that the LDA is still in place which requires expeditiously obtaining all 

approvals and funding. In order to obtain funding Applicant must have all approvals including 

the ARC COA. The empirical data before the board is that the building costs $200,000 but will 

cost much more to renovate and maintain. The analysis provided to the Board is the same as 

submitted to SHPO. If the City continues delaying the process, then there will be problems with 

the LDA.  

 

Mr. Wilkinson requested the square footage of the property (approximately 3400 square feet). 

Keeping 14 Johnston Street would constitute a loss of eight units in the new development. Mr. 

Hanson noted that the building is the last remaining building on the block. Mr. Diggs stated that 

he does not see any good faith attempt at preservation in the applicant’s submission and would 

welcome suggestions on how to preserve and renovate the building rather than demolish it. Mr. 

Hanson supported the request for good faith proposals for preserving and incorporating the 

building.  

 

Mr. Cooper stated that you cannot redevelop the property without the redevelopment of the 

entire site. A gut renovation of the property is not feasible therefore demolition would be the 

alternative. Magnus Magnusson stated that the economics proved to be financial burdens on this 

project. The incorporation of the building is not feasible and to save the façade is not financially 

feasible. Mr. Diggs would like to see the plans and the process of how those conclusions were 

reached. Patrick Normoyle stated that they can bring to the next ARC meeting options and 

alternatives analysis. Jeff Wilkinson referenced the repurposing of the materials from the 

building if demolished. Patrick Normoyle stated that they had been in contact with Nate Litwin 

from Habitat from Humanity who has specifically requested 300 bricks in good standing and 

other materials.  

 

In addition, the applicant offered to memorialize the building as they have done in other projects 

such as the one in Middletown. Mr. Diggs requested that the applicant develop creative 

alternatives to provide a compromise between the two parties.  

 

Mr. Rosencrans moved to table application to the month of January.  

Mr. Diggs seconded. 

The motion passed 4-0 

 

With no further business to discuss the meeting was adjourned at 10:00 p.m. 

 

Respectfully submitted, 



 

Omar Balbuena-Palma 

Secretary to the Land Use Boards 

 

 

Attachments – Letter from Mr. Sachs 

  Letter from Mr. Lebron 
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