
VILLAGE OF MONROE PLANNING BOARD 
WORKSHOP MEETING 

JUNE 8, 2011 
MINUTES 

 
 
 
 PRESENT: Chairman Parise, Members Cocks, DeAngelis, 
   Syrianos, Niemotko, Engineer Higgins, Attorney Levinson  
  
 
Chairman Parise opened the meeting at 8:00 p.m. with the Pledge of Allegiance to the 
flag.  An announcement was made regarding the location of fire exits.   
 
1. Orange Market/856 Route 17M – Site Plan – (201-3-17) 
 Present: Jeremy Valentine, Lehman & Getz 
 
Engineer Valentine received the comments from Lanc & Tully.  The project concerns the 
old Zuckerman building.  The applicant wants to open a market which would sell 
produce and meats, basically fresh food only items, no paper or cleaning supplies.  The 
first floor would be open to the public as a store and the second floor would be for 
storage and offices.  Member Cocks questioned if there was an elevator in the building 
and asked if it was feasible to use the second floor as storage.  Engineer Valentine was 
uncertain about the elevator and would find out.  A variance was granted by the ZBA 
regarding the setback issue.  Chairman Parise confirmed receipt of a copy of the 
variance.  Engineer Higgins stated the use of the building needed to be determined.  
After hearing the applicant’s description Engineer Higgins felt food and beverage retail 
sales was the accurate use description, which is a permitted use.  Engineer Higgins 
stated plans need to be sent to NY DOT for review and permits regarding access to the 
site.  Engineer Valentine stated nothing has been submitted to DOT at this time, 
however DOT has been received concerning a proper manhole where a culvert was.  
Engineer Higgins discussed an existing sewage disposal system indicated on the plan 
and stated the applicant should advise as to the status of the system and the possibility 
of connecting to the County Sewer system.  Engineer Valentine agreed that tying into 
the municipal services is preferred.   Engineer Higgins stated that there is no specific 
parking requirement for food and beverage retail sales, however the parking 
requirements for a supermarket would be 21 spaces, for a convenience market would 
be 24 and for a shopping center also 24, and the applicant is only showing 17.  In 
addition the proposed parking layout shows an access lane which is 15.9 feet wide, 
when the Village requires 26 feet.  There is also concern regarding vehicular movement 
within the site and suggested NY DOT consider the parking facilities and vehicular 
movement as part of their review as well. Chairman Parise stated that hours of 
operation need to be included on the plan.  Chairman Parise voiced concerns about the 
site having enough parking for customers and employees for such a small lot.  Engineer 
Higgins stated that details, such as utility connections, dumpster enclosure, lighting, 



landscaping, pavement and pavement markings all need to be shown on the plan.  
Referral to OC Planning will be required.   
 
2. 40 Lake Street – Conditional Use Permit – (212-4-1.1) 
 Present:  Anthony Figueroa 
 
Attorney Levinson stated for the record that the applicant submitted a duly authorized, 
signed and notarized form which was excluded from the application packet.  Mr. 
Figueroa described his business as a fitness coach, seeing 1-6 people per hour for 
either individual sessions or group sessions.  Hours of operation would be 6:30 a.m. – 
7:30 p.m. Monday through Friday with a few hours on Saturday and closed on Sunday.  
There will not be any exercise machines, only dumbbells.  There are no showers and 
the space is allotted 2 spots in the parking lot.  Employees at this time are only 1, 
possibly a second later on.   
 
3. Monroe-Woodbury Jewish Community Center – Amended Site Plan (231-1-4) 

 Present:  Benjamin Ostrer, Esq. 
 
Attorney Ostrer explained that application to the Planning Board was a result of meeting 
with the Building Department regarding the C.O. and there were two items that were on 
the site but not included on the site plan.  One was the sign and the second was the 
dumpster enclosure.  The applicant has already appeared before the AARB and 
received approval for the sign as is.  However the location and specifics of the sign was 
not included on the plan, and in addition the dumpster was located 25ft from where it 
was supposed to be.  Attorney Ostrer feels the balance of the list from the Building 
Department does not apply to the Planning Board.  The applicant needs an approval on 
the amended, as built site plan so they can continue with the Building Department to 
complete the C.O.  Attorney Levinson questioned if there were any site distance issues 
with the sign.  Attorney Ostrer claimed there is not.  Engineer Higgins stated it appeared 
the sign was in the County right of way and should be confirmed through measurement 
for location and setbacks.  Chairman Parise stated based on the changes the Board 
needs to determine if this can be handled through a field change or an amended site 
plan.  Attorney Levinson stated that most of the issues are for the Building Department 
to handle.  Engineer Higgins discussed his review.  The proposed amendments need to 
be detailed and outlined so they can be identified more easily for Planning Board 
consideration.  Striping is recommended to direct vehicle turning.  45 degree angled 
pavement edges shown on the original plan for the entrance onto Orange Turnpike are 
not provided. A storm water SPDES permit was required for the construction of the 
storm water management facility.  Status of the permit should be reported to the Board.  
The original plan provided for installation of a 6 inch sanitary sewer lateral to connect to 
the County system.  The proposed amended plan shows a sewer pump station located 
on the North side of the building through a 2 inch force main.  The applicant should 
provide any permits related to the change in the sewer connection.  In addition, a letter 
was sent from Lanc & Tully to the Building Department on August 18, 2010 outlining 27 
items that were incomplete or changed.  The applicant should provide a written 
response to every one of those items detailing the status of completion. 



 
4. Former Monroe Ford Site – Informal Presentation – (217-2-5) 
 Present:  Joe Pfau, Peitrzak & Pfau; David Makan 
 
Engineer Pfau stated the applicant is proposing to develop the former Monroe Ford site 
with approximately 82 multi family units on a 35 acre property primarily on the buildable 
area which is already developed.  The current zoning is GB and the applicant is looking 
for a consideration of a zone change to URM.  Attorney Levinson asked how much the 
units would be selling for.  Mr. Makan stated the townhouses would sell for 
approximately $299,000.00.  Member Cocks asked if the units were condos or 
townhouses and if there would be garages.  Engineer Pfau stated there are garages but 
will be classified as condos since there will be no property lines.  Engineer Pfau stated 
the property is currently being served by an onsite septic system and the applicant 
would utilize that system.  Member DeAngelis stated she would hate to lose that much 
retail by changing the zoning.  Chairman Parise stated that Monroe Ford illegally 
extended their parking lot to the East and informed the applicant that that area was not 
legal.  Attorney Levinson commented that since this site was an auto repair location it is 
unknown if the site is contaminated and testing should be performed before moving 
forward with any plans.  Mr. Makan stated he is looking to develop within the Village and 
has come to the Planning Board with a conceptual plan and is asking if the Board would 
be willing to agree to this type of development and zone change.  Chairman Parise 
stated that would be difficult to answer without further discussion, investigation and 
thought, especially considering the issues of possible waste/contamination, the illegal 
parking area which the applicant plans to develop, and the change in the zoning.  
Member DeAngelis feels the Board has an obligation regarding preserving the retail 
area available to the Village.  Member Cocks stated that the environmental concerns 
will be present regardless of if the lot is retail or residential and should be considered.  
Chairman Parise stated the Board needs more time to review the proposed plan and 
hold some more discussions on the matter before any comments can be made. 
 
ADJOURNMENT 
On a motion made by Member Cocks and seconded by Member Syrianos it was 
unanimously Resolved that there being no further business, the Meeting be 
adjourned.  The meeting was adjourned at 9:00 p.m.  
 
 
 
 
 
 


