

MINUTES BOOK**TOWN OF COEYMANS
November 24, 2025 – Town Board Meeting – 6:00pm
[bookmark: OLE_LINK1]A Town Board Meeting was held Thursday November 24, 2025 at 6:00pm at Town Hall, 18 Russell Avenue, Ravena, New York 

PRESENT:		Stephen Donnelly, Supervisor 
			Stephen J. Schmitt, Council Member 
			Michael J. Stott, Deputy Supervisor
Linda S. Bruno, Council Member
Ronald Hotaling, Council Member
ABSENT:		
					 
ALSO PRESENT: 	Candace McHugh, Town Clerk
			Richard Reilly, Town Attorney					
			Jason Chmielewski, Building Inspector/ Code Enforcement Officer	
			Marc Tryon, Chief of Police
			Keith Geraldsen, Chief Sewer Plant Operator
                                    Dan Baker, Superintendent of Highways
							 

 Supervisor Donnelly called the meeting to order and led the audience in the Pledge of Allegiance. Supervisor Donnelly asked that the record reflect that all members were present.
 
Announcements: 
· Town Offices Closed 11/27 & 11/28 for Thanksgiving
· PB/ZBA Meeting for 11/25/25 is cancelled

Approval of Minutes: The following minutes were approved:

-November 13, 2025 Town Board Meeting Minutes	

Council member Donnelly made a Motion to accept the minutes for November 13, 2025 Town Board Meeting and Council member Stott seconded the motion.
APPROVED – VOTE – AYES 5– NAYS 0 – ABSENT – ABSTAIN - SO MOVED

Department Reports

Supervisor/NYCLASS Report –October 2025 report read by Supervisor Donnelly
 
Motion to Accept Report
Council member Donnelly made a motion to accept the report as read, seconded by Council member Stott. APPROVED – VOTE – AYES 5 – NAYS 0 – ABSENT – SO MOVED

Discussion:   
Town Clerk Report – October 2025 Report read by Town Clerk Candace McHugh
 
Motion to Accept Report
Council member Hotaling made a motion to accept the report as read, seconded by Council member Stott. APPROVED – VOTE – AYES 5– NAYS – ABSENT – SO MOVED

Police Department Report – October 2025 Report read by Police Chief Marc Tryon

Motion to Accept the Report
Council member Donnelly made a motion to accept the report as read, seconded by Council member Bruno.  APPROVED – VOTE – AYES 5 – NAYS 0 – ABSENT – SO MOVED

Building Department – October 2025 Report read by Jason Chmielewski

Motion to Accept Reports
Council member Donnelly made a motion to accept the reports as read, seconded by Council member Stott.  APPROVED – VOTE – AYES 5 – NAYS – ABSENT - SO MOVED

Sewer Department Report –October 2025 Sewer Department Report was read by Keith Geraldsen

Motion to Accept Report
Council member Donnelly made a motion to accept the reports as read, seconded by Council member Bruno. APPROVED – VOTE – AYES 5– NAYS – ABSENT – SO MOVED

Highway Department Report- October 2025 Highway Department Report was by Dan Baker

Motion to Accept Report
Council member Donnelly made a motion to accept the report as read, seconded by Council member Schmitt. APPROVED – VOTE – AYES 5– NAYS 0 – ABSENT – SO MOVED

Liaison Reports: N/A
	
Old Business:

The Public Hearing regarding Local Law 1 of 2025 continued and was closed.  The minutes will be produced separately.

880 Bridge Street: Council member Schmitt stated Mr. & Mrs. Dorsey with the help of their Counsel have supplied a draft of a potential local law to create definitions. Council Member Schmitt had discussed chapter 71 of our code, sub section 17 regarding intermunicipal agreements. He had a brief conversation with Mr. Dorsey regarding this and wanted to bring it to the board’s attention. Supervisor Donnelly also had a discussion with Mr. Dorsey regarding this and a recent decision made in New Scotland.  Mr. Reilly asked for a copy of the drafted law to be sent to him as well.


New Business: 
A Motion was made by Council member Donnelly Authorized the Town Clerk to schedule a Notice of Public Hearing for the 2026 Sewer rates on December 11, 2025 at 6pm. which was seconded by Council member Stott. APPROVED – VOTE – AYES 5– NAYS 0 – ABSENT – SO MOVED
A Motion was made by Council Donnelly to authorize the Town Clerk to Notice the 2026 Organizational meeting for January 1, 2026 at 3pm, which was seconded by Council member Stott. APPROVED – VOTE – AYES 5– NAYS 0 – ABSENT – SO MOVED
Joint PB/ZBA meeting. Council member Schmitt clarified that all information was to be given to the PB/ZBA and a meeting will be scheduled once they can review.

Resolution # 155-25 Budget Transfer (Cemetery)
	
	Present
	Absent
	Aye
	Nay
	Abstain

	Stephen Donnelly
	☒	☐	☒	☐	☐
	Linda S. Bruno
	☒	☐	☒	☐	☐
	Stephen J. Schmitt
	☒	☐	☒	☐	☐
	Ronald J. Hotaling
	☒	☐	☒	☐	☐
	Michael J. Stott
	☒	☐	☒	☐	☐
	Total
	5
	
	5
	
	



I, Council member Hotaling offer the following resolution and move its adoption:

WHEREAS, the Chief Fiscal Officer of the Town of Coeymans has determined that in order to maintain proper balances within various accounts, an inter-fund transfer is necessary.

NOW, THEREFORE, BE IT RESOLVED, that the Town Board of the Town of Coeymans does hereby authorize Supervisor Stephen Donnelly to transfer the funds as depicted below for the Budget Year 2025:

General Fund (A)

Amount		From Account			To Account

$6,650.00		(A) 1990.4 Contingency		(A) 8810.4
								Cemeteries Contractual 

Seconded by Council member Stott, offered for discussion and duly put to a vote, the results of which appear above.

Discussion: Council member Schmitt was under the impression interest from NYCLASS would be used to pay for this. Supervisor Donnelly explained this was pulled from NYCLASS even though contingency is listed.


Resolution: 156-25 November Abstract
	
	Present
	Absent
	Aye
	Nay
	Abstain

	Stephen Donnelly
	☒	☐	☒	☐	☐
	Linda S. Bruno
	☒	☐	☒	☐	☐
	Stephen J. Schmitt
	☒	☐	☒	☐	☐
	Ronald J. Hotaling
	☒	☐	☒	☐	☐
	Michael J. Stott
	☒	☐	☒	☐	☐
	Total
	5
	
	5
	
	



	I, Council member Stott offer the following resolution and move its adoption:
	BE IT RESOLVED, that the Town Board has approved the payment of bills as presented in the Abstract for November 2025, as follows:
	PRE-PAID VOUCHERS – 25001645 to 25001710 and 25001713 from the following funds: 
	General 
	$ 168,801.51

	Part Town 
	$   21,928.14 

	Highway – Part Town (DB)
	$   51,668.23

	H- Capital Projects
	$   74,249.68

	Sewer
	$   26,864.56

	Trust & Agency
	$   51,668.98



	VOUCHER NUMBERS – 25001714 to 25001798 from the following funds:
	General 
	$ 33,621.60

	Part Town 
	$ 10,084.88  

	Highway (DA)
	$      610.61

	Highway-Part Town (DB)
	$ 17,339.68

	Sewer
	$ 40,493.55

	TA-Fund
	$   2,650.00     


	
	TOTAL FOR ALL FUNDS – $ 499,981.42
	Seconded by Council member Donnelly, offered for discussion and duly put to a vote, the results of which appear above.

Resolution # 157-25 Authorize Acceptance of Moving Co.
	
	Present
	Absent
	Aye
	Nay
	Abstain

	Stephen Donnelly
	☒	☐	☒	☐	☐
	Linda S. Bruno
	☒	☐	☒	☐	☐
	Stephen J. Schmitt
	☒	☐	☒	☐	☐
	Ronald J. Hotaling
	☒	☐	☒	☐	☐
	Michael J. Stott
	☒	☐	☒	☐	☐
	Total
	5
	
	5
	
	



I, Council member  Donnelly offer the following resolution and move its adoption:

	WHEREAS, the Town Board (the “Board”) of the Town of Coeymans (the “Town”) recently purchased real property located at 2524 U.S. Route 9W, Ravena, New York (the “Property”), to allow for the relocation of Town Hall offices to a suitable location that provides adequate space and public access (the “Project”); and

	WHEREAS, the Town expects renovations related to the Project to be completed during the month of December 2025; and the Town intends to move its Town Hall offices to the Property prior to January 1, 2025; and

	WHEREAS, in order to effectuate the move, the Town requires the hiring of a professional moving company; and

	WHEREAS, pursuant to the Town Procurement Policy, such an expenditure requires a written Request for Proposal (“RFP”) and written quotes from three (3) vendors; and

	WHEREAS, the requisite number of quotes have been received by the Town and were reviewed and evaluated in accordance with the required procedures of the Town Procurement Policy.

	NOW, THEREFORE, BE IT RESOLVED THAT:

	  The Town Board of the Town of Coeymans hereby authorizes Supervisor Stephen Donnelly to take such actions and sign such documents necessary to accept the quote prepared by Mabey’s Moving and Storage, Inc. in connection with the provision of moving services to the new Town Hall facility at 2524 U.S. Route 9W.

	  The Town Board of the Town of Coeymans hereby authorizes the expenditure for moving services to the new Town Hall facility at 2524 U.S. Route 9W to be paid for using funds from the established H-50 9W Renovation Capital Fund, which contains sufficient funds to cover such expense.

Seconded by Council member Schmitt, offered for discussion and duly put to a vote, the results of which appear above.

Discussion: The Town Clerk asked if there would be information regarding the move sent out to those department that are moving. The Supervisor stated the estimated moving day is Dec 8.


Resolution # 157-25 WWTP Generator Repair Approval
	
	Present
	Absent
	Aye
	Nay
	Abstain

	Stephen Donnelly
	☒	☐	☒	☐	☐
	Linda S. Bruno
	☒	☐	☒	☐	☐
	Stephen J. Schmitt
	☒	☐	☒	☐	☐
	Ronald J. Hotaling
	☒	☐	☒	☐	☐
	Michael J. Stott
	☒	☐	☒	☐	☐
	Total
	5
	
	5
	
	



I, Council member Schmitt offer the following resolution and move its adoption:

	WHEREAS, the Town of Coeymans Waste Water Treatment Department previously notified the Town that its emergency generator at the Waste Water Treatment Plant is offline and requires immediate repairs (the “Repairs”); and

	WHEREAS, the Chief Sewer Plant Operator has reported to the Board that this situation requires emergency action, as the Waste Water Treatment Plant will not operate, in its current condition, in the event of a power failure; and

	WHEREAS, to ensure the continued efficient and proper functioning of the Town’s Waste Water Treatment systems, the Chief Sewer Plant Operator has begun to solicit quotes for the necessary Repairs; and

	WHEREAS, the Board recognizes the emergent need to repair the emergency generator; and is desirous of authorizing such Repairs; and

	WHEREAS, pursuant to the Intermunicipal Agreement for the Provision of Sewer Transmission Lines and Treatment Facilities for Use By the Village of Ravena and Town of Coeymans, dated July 6, 2010, as amended, the Chief Sewer Plant Operator has advised the Village of Ravena of the Town’s proposed Repairs so that the Village had an opportunity to comment on the same.

	NOW, THEREFORE, BE IT RESOLVED, that pursuant to the representations made by the Chief Sewer Plant Operator that the Waste Water Treatment Plant will not operate in the event of a power failure, the Town Board of the Town of Coeymans declares this to be an “emergency” situation within the meaning of the Town Procurement Policy; and

	BE IT FURTHER RESOLVED, that the Town Board of the Town of Coeymans hereby authorizes the Chief Sewer Plant Operator to accept the lowest quote with the best value, not to exceed the total amount of $8,250.00, in order to effectuate the Repairs.

Seconded by Council member Bruno, offered for discussion and duly put to a vote, the results of which appear above.

Discussion: As stated earlier the Village is aware of this expense and will be reimbursing according to contract language.


Public Comment: 
Dan Baker: He suggested going back and clarifying where the money for the cemetery stone maintenance was coming from. He also asked about the quotes for the moving expenses.  The board does have copies of the estimates.
Steph Feradino spoke on behalf of Caver Companies:
“This is a fun one of the two issues that I'm here on. Again, the record's set, fair to know. On behalf of Carver Companies, I'm here after listening to the last meeting where a surprise was on your agenda without much way of the public knowing what it was for, for removal of the site plan exemption for principal uses in the industrial zone.

As best I can gather from the recording of the meeting, the town board rationale for this provision was to take corrective action, and I think that was Mr. Stott, and or fix truck traffic, which was the supervisor. The exemption for industrial users was intentional way back when it was enacted some 32 years ago, and it continues to be followed by the town. In 2013, now this is after the 2011 local law that you're thinking needs to be corrected, but in 2013, there was a wholesale review of your zoning code. They redid the zoning map. They consolidated your districts. You had some, like, 11 districts, and they got consolidated down. You had the town board review it. Your planning board reviewed it. Your building inspector reviewed it, and the Albany County Planning Board reviewed it, all in detail. You got somewhere in town hall many, many pages of comments and recommendations, and the exemption remained from that 2011. I'm sorry, from the prior code. It's clear that it was reviewed. There's, in fact, a comment in one of them that says the use table will stand, so they clearly looked at it. It's documented. The use table was then revised two more times, in 2020 and 2023, and that industrial exemption remained three separate times in 14 years since local law 1 of 2011 was passed. Town boards reviewed, sent it to the planning board, and then readopted that zoning schedule. That was done in collaboration with the boards in your town. The town has consistently exempted the I-1 and I-2 properties from site plan.
Rationale for this, likely found in your comp plan, whose goals are to encourage, support existing and new businesses, quote, by fostering a healthy business environment and promoting the development and growth of new and established businesses. Again, this is a goal and vision of your town. If it's no longer the vision, you need to change your comp plan.
It's impossible to modify the zoning code. Look in your state law. Look in your town code, whose passage must be compliant with the comprehensive plan. Without amending these important goals, you cannot pass this provision. The proposed resolution is defective on many other grounds, and I think you've got pages and pages and pages, lawyers smarter than me, detailing the legal analysis on it. But let me just highlight them in ways the public can understand a little more accessible, I think, some of the language might be.
First defect is that businesses and property owners and homeowners in your town are allowed to rely on the documents, the building inspector issues, when people want to build buildings. Those are building permits and certificates of occupancy. The building permit obviously starts at the beginning of the process. And your code itself at 165-12B3A says the building inspector can issue a permit only, quote, upon determining that the proposed work, use, and occupancy are in compliance with the zoning chapter. The CO has similar language. So, you get your building permit, you put up your building, the building inspector comes back to make sure what you're doing is compliant with zoning. And what that means is when you're compliant with zoning, it means you got all the approvals you were supposed to have gotten in order to use your property. So, the CO has similar language. The inspector can only issue after determination that such occupancy is in compliance with the zoning chapter.
That's 165-12C2A2. Now, if you disagree with your building inspector, there's an opportunity to appeal. That's 60 days. If that doesn't happen, those documents stand. And all the businesses in my clients, Industrial Park and in the Port of Coeymans have their certificates of occupancy in their building permits. Carver and all other businesses in your town have a legal right to rely on these determinations by your official.
So, let's transition over to ambiguity, shall we? To the extent the town believes there's any ambiguity or mistake or corrective action need to be made, you lose on that ground. The Court of Appeals consistently has applied that ambiguity in a zoning code is always construed in favor of the landowner and against the municipality. So, to the extent you think there's a conflict, you lose.
We'll turn now to retroactivity. The resolution intends to make the site plan retroactive. And I have a cute little smiley face next to it in my notes because I just, I got a giggle at this; I'm not sure what the point is in trying to make site plan retroactive. Buildings are built when they need site plan, following site plan review. So now you want to roll that back, right? So, we've got an existing building. Its ingress and egress exist. The water and sewer connections have already been made. The archeology, the wildlife, the wetlands can no longer be protected because the site is already developed. What is the purpose of retroactive site plan? I don't know. Trucks associated with the uses exist. They're already on state designated truck routes. If this is, if this plan is targeted at truck traffic, maybe you ought to just look back at that comp plan. The comp plan, you guys spent a boatload of money on your comp plan.
You spent an enormous amount of time. You had consultants and you had studies. And you know what? They actually found some solutions to the truck problem. So, you should probably crack that sucker open, take a look at it, and try to work at the goals that are initiated in your comp plan that already have solutions to the truck traffic. 
So, 47 years ago, when many of us were much younger than we are right now, the town of Coeymans actually had litigation on this very issue. And if any of you are like, you know, I'm staying up late tonight and wanting to read this, spoiler alert, the town lost. Court found that to allow retroactive application of a curative, trying to correct something, statute in the present case would create an ordinance at a time when none existed, would confer upon the town of Coeymans, because it happened here, jurisdiction to do something during a period of time it had no jurisdiction to do it, and to divest the appellant of a vested right without compensation. 
So then we segue into vested rights. So, in simplest terms, if a landowner has undertaken substantial construction, built a building, and substantial investment, building that building, in furtherance of a project, and then you guys come in and change the zoning code, the landowner is still allowed to continue its use despite those changes in the code. This is called vested rights. In essence, the town can't change the rules after something's built. But that seems to be what you're trying to do with this resolution.
The resolution would be ineffective against all built projects despite your attempts at retroactivity. 
We've talked about the comp plan compliance. Obviously, this is affecting the zoning code. It needs to go through the proper channels. It can't be changed if this is in conflict with the comp plan. And all of those arguments that I made earlier this evening are the same, and there's that nugget in there for how to fix your truck problem. Not an easy or inexpensive fix, but there is a solution in there, and I would encourage you to read it. 
Then we turn to the procedural defects. These are always the fun part, the part that I enjoy. Resolution is an incorrect method to pass a zoning change. There's this thing in the law called legislative equivalency, and basically it says if you used a resolution to make the initial change, you can use the resolution to modify it. In this instance, your zoning code wasn't passed by resolution. It wasn't passed by ordinance. It was passed by local law, and so you need a local law, not the resolution, in order to change it. Proper procedure, obviously, would be very similar to what you're doing with the transportation terminal. You've got to introduce the local law. You've got to refer to the planning board and or county if necessary. There will be recommendations, and then you initiate your public hearing. Obviously, see if it needs to happen. 
We think this resolution is terrible. We think it ought to, you know, honestly, get thrown in the trash, which is where it belongs.
On behalf of Carver and all the other businesses in your town, I would urge you to refrain from advancing this resolution or local law in any form related to the actions you attempted to make at last November's meeting. ”
Keith Geraldsen spoke regarding truck traffic and its impact on his road, other towns and the need to find a solution.
Unidentified Speaker: He disagrees with the law and agrees truck traffic issues need to be addressed in a more productive manner.
Bob Jones lives on Mountain Road extension and spoke regarding truck traffic. He stated there are drivers speeding and he has been bringing this to the board’s attention since 2016.  He emphasized the need for truck traffic to be addressed before something happens.
Zachary Collins apologized for speaking out of turn during the last meeting.  He reviewed a meeting he had with Senator Breslin regarding a potential exit but his term ended.  He has secured funds from the county for a traffic study and suggested trying to plan a meeting with Senator Fahey and possibly County Executive Dan McCoy.  Supervisor Donnelly suggested looping the Mayor of Ravena into this conversation.
Nick Laraway stated Carver Companies is willing to work with the local governments to address truck traffic. He stated this needs to be addressed at a state level and with NYS DOT.  The last traffic study done suggested the port allow traffic to flow naturally but they are willing to discuss a plan with the local governments as long as the effort is collaborative.

Motion to Adjourn was made by Council member Donnelly and Seconded by Council member Bruno -APPROVED – VOTE – AYES 5 – NAYS 0 – ABSENT 0 – SO MOVED       


Respectfully Submitted,			 

[image: ]
__________________________
Candace McHugh, Town Clerk 
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