
VILLAGE OF MONROE PLANNING BOARD 
WORKSHOP MEETING 

MAY 8, 2013 
MINUTES 

 
 
 
PRESENT: Chairman Parise, Members Cocks, Syrianos, DeAngelis, 
  Engineer O’Rourke, Attorney Reineke 
 
ABSENT: Member Niemotko 
 
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.   
 
 
1. Lenza – Site Plan – (223-1-4) 

Present: Steve Brown, Hudson Valley Realty; Larry Marshall, P.E., 
Mercurio-Norton-Tarolli-Marshall 

  
Engineer O’Rourke discussed his comments.  The use of neighborhood shopping 
center has been discussed and the applicant has provided a sketch plan showing a 
cohesive site between the existing Monroe Rentals and the proposed new building.  The 
term “neighborhood shopping center” needs to be noted on the plan.  The specific uses 
need to be clarified for more specific parking calculations.  The entrances have been 
modified from 3 to 2 and they have been coordinated between the existing building and 
the proposed building.  Engineer Marshall added that they attempted to funnel the traffic 
throughout the site turning the Monroe Rentals entrance into an entrance only and then 
funnel all of the traffic to the secondary entrance/exit with all traffic out at one location.  
They also provided for flow from one building to the other on the property.  Member 
Cocks commented that the entrance on the Rental side is a little tight if the rental trucks 
are parked along the front.  Engineer Marshall took the approved Monroe Rentals site 
plan when drawing this plan.  Engineer O’Rourke stated the applicant is going to have 
to work around what is existing, perform some truck turning analysis and modify as 
needed.  Chairman Parise stated concern that although the one entrance is going to be 
enter only, people will not always obey that and the opening is a little tight for two cars.  
Additional signage may be needed.   At the last meeting the Planning Board Attorney 
had concerns regarding the storage of U-Haul’s and requested restricting U-Haul 
parking to the rear of the property. A note has been added to the plan concerning the U-
Haul’s. Chairman Parise asked if there is enough parking designated for rental trucks. 
Engineer O’Rourke stated that with the lot being a neighborhood shopping center, it’s 
possible that truck parking overflow can be behind the new proposed building.  Engineer 
O’Rourke discussed the note regarding encroachment of retail equipment onto the 
neighboring properties and stated that the encroachment really should be rectified and 
restrictions placed on the plans as well as possible fencing requirement to ensure this 
encroachment does not occur again.  The neighboring property is currently before the 



Planning Board and DOT has required a sidewalk along the front of the property 
therefore it is recommended that sidewalks be coordinated with the neighboring 
property and extended along the road frontage.  Engineer Marshall pointed out that any 
sidewalk that would be put in would have to end at the eastern edge of the site as there 
is currently an elevated, raised, landscaped paver island that Laura Ann Farms has.  
Member Cocks stated that the dumpster for Monroe Rentals needs to be shown on the 
plan in addition to the dumpster for the new building.   Attorney Reineke stated the plan 
submitted is a conceptual plan to show what is proposed to see if it fits within the realm 
of Neighborhood Shopping Center and if so then they can move forward with the 
specific details.  Engineer O’Rourke stated if the Board is satisfied with the layout as 
shown for a neighborhood shopping center, then the applicant will need to submit 
complete site plans, and amended application and a full EAF.  Chairman Parise sated 
the Board is comfortable with the layout and noted that the entrances, dumpster 
locations and specifics on the Monroe Rental side should be addressed. 
 
 
2. AR Pavilion (Orange Market) – Amended Site Plan – (201-3-17) 
 Present: Ali Moslem 
 
Chairman Parise stated there were three issues from the last appearance that have yet 
to been addressed.  Drainage, sewer/septic layout, and parking configuration, layout 
and count must be resolved and this submission has not addressed any of those issues.  
Engineer O’Rourke stated that until the applicant addresses these items prior to any 
further review.  Mr. Moslem stated that he has been in discussions with Smith Farm and 
they are going across the street with the drainage.  Engineer O’Rourke stated it doesn’t 
matter what Smith Farm is doing, if the applicant chose not to work out an arrangement 
with Smith Farm over drainage that is his prerogative; however there still remains a 
drainage issue on this property that needs to be addressed.  Mr. Moslem said there is a 
drainage problem with the ice cream parlor.  Engineer O’Rourke stated this has nothing 
to do with the ice cream parlor, that the drainage issue is on this property. The back 
corner where the culvert is currently floods.  Mr. Moslem stated he fixed the problem 
with the DOT.  Engineer O’Rourke stated the work with DOT is different and that 
currently there are pipes of all different sizes on this property, piping the drainage 
around the building and there is flooding.  Mr. Moslem stated a sidewalk has been 
added on the eastern side of the property.  Engineer O’Rourke did not understand the 
need for a 3ft wide sidewalk, and stated that parking flow and movement in and around 
the site needs to be addressed.  Mr. Moslem stated he changed the parking in front of 
the building to have parking only for employee and handicapped leaving the rest of the 
site for parking which would help the flow.  Engineer O’Rourke stated not only is there 
not enough parking spaces, but a lot of the parking is directly on top of a septic system 
that nothing is known about.  Engineer O’Rourke reiterated that drainage, septic and 
parking needs to be addressed and none of it has been addressed since the last 
submission.  Member Cocks questioned the 2100 square feet of office space on the 
second floor.  What type of office, how many offices.  Mr. Moslem stated it is one office 
for the warehouse.  Engineer O’Rourke stated the office use needs to be defined, and 
the type of warehouse needs to be defined to determine parking calculations.  Chairman 



Parise stated that the site plan needs to be updated with the three issues of drainage, 
septic and parking being addressed. 
 
 
3. Colonial Plaza – Site Plan – (223-1-2.2) 
 Present:  Marc Siemers, Pietrzak & Pfau 
 
Engineer O’Rourke stated that the applicant has addressed all previous comments and 
the plan is ready for the public hearing scheduled.  Some additional comments to be 
addressed in a future submission include details of construction; metes and bounds 
description and easement filed in the county clerk’s office; highway entrance permit 
from DOT and updated submission to DOT; and a lighting calculation and plan with 
actual expected illumination levels.   
 
 
4. Roseland Group Automotive Services –  

  Conditional Use/Amended Site Plan  (217-2-5.2) 
  
 Present: Jim Sweeney, Esq.; John Petroccione, P.E. 
 
Chairman Parise updated the Board that a request was made by the applicant to have 
Engineer O’Rourke and Engineer Petroccione meet.  The two engineers as well as 
Chairman Parise met and discussed all of the outstanding issues that needed to be 
addressed and with this submission all have been included on the plan.  Engineer 
O’Rourke agreed that all previous comments have been addressed and the plans are 
much clearer as to the existing conditions, proposed conditions and proposed uses.  
Landscaping has been modified to add plantings at the rear of the site to protect the 
existing homes.  Some landscaping has been added to the front as well but due to 
steepness of the site and the state right of way there are limits as to what can be done.   
Lighting shown is existing with the addition of some shielding.   Due to the proximity of 
the site to Route 17M and the Town of Monroe border a 239 review is required.  DOT 
needs plans for review and a public hearing is required for the conditional use.  In 
addition a full, updated application and EAF need to be provided and as the matter 
proceeds, a construction cost estimate will need to be provided.  Engineer Petroccione 
stated the fire hydrant has been tested and is in working order; the property is now 
connected to Orange County sewer, and the septic system is not needed anymore; and 
the pump station has been tested and is functional.  Engineer O’Rourke stated this 
should all be noted on the plan.  Engineer O’Rourke commented that the two detention 
facilities on site will be brought back to their original state and as there is no additional 
impervious area to be added, storm water has been satisfied.  Engineer O’Rourke also 
noted that one of the dumpster areas, the one on the eastern side of the building, will be 
removed as the applicant feels it is not needed.  Member Cocks reminded the applicant 
that an enclosure is required for the dumpster. Engineer O’Rourke stated other than 
what has been mentioned, all other engineering issues have been satisfied.  The only 
other outstanding issues concern the use of used cars and defers to the Attorneys for 
this determination.  Attorney Sweeney stated he discussed the used car issue with 



Attorney Levinson.  Attorney Sweeney feels the section of the code discussing limits of 
used car sales applies only to new car sales establishments and this is not a new car 
sales establishment it is an automobile equipment establishment, therefore used car 
sales are permitted.  Attorney Reineke felt in reading the minutes and the application, 
that the applicant’s establishment, defined as automotive equipment establishment, is 
not geared toward new sales, but has multiple functions which places it within the scope 
of the general provisions under 200-66, but not necessarily the supplemental uses 
under 200-66.  Chairman Parise stated that although the applicant did not note it on 
their Land Use Determination form, or on the application, they intend to sell used cars 
on the site.    Member DeAngelis asked if the entire parking area was going to be used 
for used cars.  Engineer Petroccione stated they do not sell that many used cars.  They 
were told to define what the parking area was going to be used for therefore customer 
parking, used car parking, rental car parking have all been indicated, however the 
majority of those spaces will not be used.  Engineer O’Rourke stated there are notes on 
the plan stating there will be no storage of trailers or boats in the parking area. 
Chairman Parise feels that the code as written is not clear, and as the Planning Board 
cannot interpret the code, does the Board want to have the ZBA interpret the code.  
Chairman Parise does not see a need to delay the project while an interpretation is 
being obtained from the ZBA regarding the used car use, but at the same time the plans 
can be sent out for 239 review and set the public hearing for June.  The timing should 
be fine to have the ZBA review the matter in June which would coincide with the June 
Planning Board meetings.  Attorney Sweeney stated he was not aware that a Board 
could request an interpretation.  Engineer O’Rourke stated that on the original Land Use 
Determination form the applicant did not include the use of used cars therefore the 
Building Department did not have the opportunity to review the used car use.  Engineer 
O’Rourke suggested the applicant amend the Land Use Determination form with the 
correct use, resubmit to the Building Inspector and take it from there.  If the applicant 
does not agree with the Building Department’s determination then the applicant can 
appeal to the ZBA for an interpretation.  Attorney Reineke stated that if the Planning 
Board is not satisfied with the determination of the Building Inspector then the Planning 
Board as well can request an interpretation from the ZBA.  Attorney Sweeney stated he 
will contact the Building Department and open up communications regarding the used 
car use.  Chairman reiterated that the Board did not want to delay the applicant, and will 
proceed with 239 referral and setting the public hearing as the plans are satisfactory as 
far as engineering issues are concerned; however, the used car use must be addressed 
and the Building Inspector and the ZBA are the only ones empowered to interpret the 
code.  Attorney Reineke stated that the previous matter on this site resulted in litigation.  
A number of items raised in that litigation have been addressed by this applicant.  Some 
of the issues regarded septic, traffic, DEC/Stormwater requirements.  Storm water and 
septic have been satisfactorily addressed.  Traffic for this use has to be significantly less 
than an auto auction therefore traffic should not be a problem.  Much of the issues 
raised by the public have been addressed.  One issue raised did concern the restrictive 
issues on new car sales/used car sales.  Because of the actions of the previous 
applicant the issue was never resolved and there was never a judicial determination.  
Due to the uncertainty of the new car/used car issue an opinion is needed.   
 



OTHER BUSINESS 
 
Chairman Parise stated that an update has been received from Shop Rite Plaza as 
requested at last month’s meeting. 
 
 
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 8:10 p.m.  
 
  
 


