
VILLAGE OF MONROE PLANNING BOARD 
REGULAR MEETING 
OCTOBER 16, 2017 

MINUTES 
 
 
 
PRESENT: Chairman Parise, Members Cocks, Karlich, DeAngelis, Attorney Levinson 
 Engineer O’Rourke, Building Inspector Cocks 
 
Chairman Parise opened the meeting at 7:00 p.m. with the Pledge of Allegiance to the 
flag.  An announcement was made regarding the location of fire exits.   
 
 
PUBLIC HEARING: 
 
 
1. Monroe Shop Rite Plaza –Verizon Micro Cell – (203-2-5) 
 Present:  No appearance 
 
Chairman Parise announced the continuation of the public hearing and noted for the 
record that a written communication was received via email from the applicant 
requesting to postpone the public hearing to allow them to continue to research 
screening and location options and hope to return in November.  
 
In order to allow the applicant additional time to research screening options and location 
options, on a motion made by Member Cocks and seconded by Member Karlich, it was 
unanimously Resolved, that the Public Hearing for Monroe Shop Rite Plaza – 
Verizon Micro Cell be continued to November 6, 2017. 
 
 
REGULAR MEETING: 
 
Chairman Parise informed the board and the applicants that Member Graziano turned in 
his resignation today therefore the board is short one member.  The applicants need to 
be aware that the board must act with a majority of the fully constituted board therefore 
at least 3 votes will be required to approve anything.  All applicants have the option to 
either proceed, or request an adjournment to a date when the Village Board fills the 
vacancy. 
 
1. Monroe Shop Rite Plaza –Verizon Micro Cell – (203-2-5) 
 Present:  No appearance 
 
Chairman Parise reiterated that a written communication was received via email from 
the applicant requesting to postpone the public hearing to allow them to continue to 
research screening and location options and hope to return in November. 



2. 603 Stage Road – 4 Lot Subdivision – Informal Presentation - (219-3-7) 
 Present:  Keith Woodruff, P.E., Engineering & Surveying Properties, PC; 

Phil Evans, Lanwin-Olympia 
 
Chairman Parise stated a letter was received from the applicant requesting a 90 day 
extension of condition final approval.  Engineer Woodruff informed the board that since 
the previous extension the property owner passed away and the property is now tied up 
in the estate.  Because of the extenuating circumstances of this matter the applicant is 
requesting a 6 month extension in order to allow ample time for the matter to get 
through probate. 
 
On a Motion made by Member DeAngelis and seconded by Member Karlich it was 
unanimously Resolved that Subdivision and Site Plan for Lanwin/603 Stage Road 
approval be extended for a period of 6 months or until April 16, 2018. 
 
 
3. Roseland Auto Group – Conditional Use Renewal - (217-2-5.2) 
 Present:  No appearance 
 
Chairman Parise reiterated from the workshop that the building department has had no 
issues or complaints on the property, and the applicant has requested a longer period of 
time for renewal. 
 
On a Motion made by Member Cocks and seconded by Member Karlich, it was 
unanimously Resolved, that the Conditional Use Permit for Roseland Auto Group 
is issued for a period of five years, or until the regular meeting of October 2022 at 
which time the applicant must reappear before the Planning Board for review. 
 
 
4. Bracesetters – Free Standing Sign – (212-2-6) 
 Present: Robert Sebeth, Gloede Neon Signs 
 
Mr. Sebeth stated the plans have been revised to show that the light will be on a 
photocell, and the hours will be from dusk till 10pm.  Chairman Parise noted Orange 
County’s comment on their 239 review about light pollution and traffic hazard.  Mr. 
Sebeth stated the lights will be shielded.  Attorney Levinson added that the 239 was for 
local determination.  Member DeAngelis questioned if the proposed flowers around the 
sign were annuals or perennials.  Mr. Sebeth specifically requested that flowers be 
perennials.  Engineer O’Rourke added that the note on the plan should be for “a light or 
a photocell” in case the applicant wants to change in the future. 
 
On a Motion made by Member Cocks and seconded by Member Karlich, it was 
unanimously Resolved, that the Planning Board types this Application as an 
Unlisted Action and issues a Negative Declaration under SEQRA. 
 



On a Motion made by Member Cocks and seconded by Member Karlich, it was 
unanimously Resolved, that the Planning Board approve the Amended Site Plan 
last revised 7/25/17 for Bracesetters for a proposed free standing sign subject to 
all conditions and notes on the plan and all fees, bonding and administrative 
actions are paid. 
 
 
5. Copy Center – Amended Site Plan – (202-1-3) 
 Present: David Niemotko, Architect 
 
Chairman Parise noted that an updated plan has been submitted which includes hours 
of lighting as well as details on plantings.  The applicant was requested to add 
“/perennials” to the description. 
 
On a Motion made by Member Cocks and seconded by Member Karlich, it was 
unanimously Resolved, that the Planning Board types this Application as an 
Unlisted Action and issues a Negative Declaration under SEQRA. 
 
On a Motion made by Member Cocks and seconded by Member Karlich, it was 
unanimously Resolved, that the Planning Board approve the Amended Site Plan 
last revised 9/27/17 for Copy Center for a proposed free standing sign and with 
the addition of “/perennial” in the notes, subject to all conditions and notes on 
the plan and all fees, bonding and administrative actions are paid. 
 
6. Luke & Friends Day Care – Amended Site Plan – (201-1-9.3) 
 Present: David Niemotko, Architect 
 
Chairman Parise stated that the plans were ready to send out to Orange County 
Planning for 238 review.  Architect Niemotko requested, on behalf of the applicant, that 
they would be able to proceed at their own risk and begin the site work even though 
final approval has not been granted yet.  239 review takes 30 days and will not be 
completed prior to the November planning board meetings, therefore this application will 
continue into December.  The applicant was anticipating opening with the expansion in 
January but because of approval not being possible until December it will be too late to 
start outside work to be ready for January.  The work includes relocating an existing 
shed, extending overhead electric, planting evergreens and some site work for the 
parking.  None of the items would be finalized or covered and the applicant will submit 
to all inspections during the process.  The applicant is concerned that winter will impede 
progress and delay the opening.  The applicant understands they would be acting under 
their own peril, and if any outside agencies require changes the applicant understands 
the changes would have to be made.  Discussion was held and it was agreed that if the 
board allowed this that Building Inspector Cocks would perform inspections during the 
process.  It was understood that this would be for beginning the site work but that no 
CO would be issued, nor would the area being altered be used until all final approvals 
were granted by the planning board.  Attorney Levinson commented that ordinarily he 
would absolutely not recommend this.  However, given the status of the project he 



would recommend the granting of the relief provided that the owner of the property and 
the applicant send a notarized statement to the board acknowledging that certain 
approvals are still required, that if they do not obtain the approvals they are proceeding t 
their own risk to install these improvements and that they shall immediately remove all 
improvements if the approvals are lost or denied.  In addition all improvements must be 
specified in detail, and the applicant and owner must release the planning board, and 
the Village from any responsibility.  The reason for this request should be clearly stated.  
This document should be sent to Attorney Levinson for review before any work could 
begin.  The board wanted to instill time limits.  Chairman Parise felt this was setting 
precedent and that each applicant should be treated the same.  Architect Niemotko 
added that the inside work is nearing completion, and the board has asked the applicant 
to make certain changes to the operation of her business which the applicant has 
complied with.  Member DeAngelis pointed out that the board has worked with the 
applicant all along.  Chairman Parise pointed out that there have been a lot of issues 
with this property that needed to be rectified with the neighbors, the private road and the 
applicant’s customers and the safety of the children and the board has been more than 
cooperative.  It was confirmed that the applicant was looking to begin installation prior to 
the ground freezing so that their opening for the expansion would not be delayed until 
the summer.  The board understood the applicant’s situation but does not want to leave 
this open ended and wanted specific time restraints.  Chairman Parise wanted the 
applicant to understand and acknowledge that this board is working with her as best 
they can; the board understands her situation, but that this board is being put to the test 
with this request. 
 
On a Motion made by Member Cocks and seconded by Member Karlich, it was 
unanimously Resolved that the application be sent to Orange County Planning for 
239 review due to proximity to the Town of Monroe. 
 
On a Motion made by Member Cocks and seconded by Member Karlich, it was 
unanimously Resolved that the applicant shall be required to submit to the 
building department and to be reviewed by counsel to the planning board, a letter 
specifying in detail the improvements they wish to install prior to the final 
determination of the Orange County Department of Planning 239 review, and prior 
to final planning board approval.  This letter shall advise the board in a sworn 
statement signed by the owner of the property and the applicant that they 
understand they are making these improvements at their own peril, and should 
no approval be granted the improvements have to be removed expeditiously, and 
that they release the Village of Monroe and the Village of Monroe Planning Board 
from any liability caused by the installation of these improvements.  This letter 
needs to be submitted, reviewed by counsel, and finalized signed and notarized 
by Friday October 20, 2017 otherwise the applicant cannot move forward with any 
pre approval improvements. 
 
  



7. Northeast Community Bank – Site Plan – (214-1-53., 54) 
Present: Larry Torro, PE, Civil Tech Engineering; Jose Collazo, President, 
Northeast Community Bank; Ken Wersted Creighton Manning Engineering 

 
Chairman Parise noted that a response has been received from the applicant’s traffic 
consultant Creighton Manning in response to DOT’s comments, and the Village’s traffic 
consultant has reviewed these comments as well.  Engineer Wersted discussed his 
comments from his 10/6/17 letter.  After a site visit, and review of DOT’s comments, the 
site plan has been revised to adjust the driveway on Route 17M as DOT felt it was too 
close to the neighboring property.  To modify this, a raised island was shown on the site 
plan to enforce the right only movement.  DOT still needs to give conceptual approval 
for this design.  DOT and the applicant both disagreed with Orange County planning’s 
suggestion to have one way in/one way out access to the site as it was too restrictive 
and not practical.  A gap analysis was done concerning the access from Freeland 
Street.  It is agreed that left turns into the site from Freeland will be restricted.  Exit onto 
Freeland Street will not have restrictions.  A post implementation study will be 
conducted following the completion and opening of the project.  Left turns onto 17M will 
be restricted.  Sidewalks along the frontage are agreed to be appropriate and alignment 
is under review.  It is agreed that overall pedestrian functionality should be improved 
and coordinated with the Cumberland Farms project across the intersection.  In 
addition, it was discovered that the signal at Hidden Creek/Freeland Street is not 
functioning properly.  DOT provided a key to the signal cabinet, which was turned over 
to the Village so that the Village can adjust the operation of that signal.  Engineer Craig 
agreed with the comments made by Engineer Wersted and added that a coordinated 
review of both the bank and the Cumberland Farms crosswalks should be done to 
achieve optimal pedestrian functions.   
 
Predicated upon the present plans before this board, on a Motion made by Member 
Cocks and seconded by Member Karlich it was unanimously Resolved that the 
Planning Board issues a negative declaration under SEQRA for the Site Plan for 
Northeast Community Bank last revised 10/5/17. 
 
 
APPROVAL OF 2018 CALENDAR 
 
On a Motion made by Member DeAngelis and seconded by Member Karlich it was 
unanimously Resolved that the Village of Monroe Planning Board Calendar for the 
year 2018 be adopted. 
 
APPROVAL OF MINUTES 
 
On a motion made by Member DeAngelis and seconded by Member Karlich, it was 
Resolved that the Minutes of the September 13, 2017 meeting be approved.   
 
On a motion made by Member DeAngelis and seconded by Member Karlich, it was 
Resolved that the Minutes of the September 18, 2017 meeting be approved.   



 
 
ADJOURNMENT 
On a motion made by Member DeAngelis and seconded by Member Karlich it was 
unanimously Resolved that there being no further business, the Meeting be 
adjourned.  The meeting was adjourned at 8:05 p.m.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


