
VILLAGE OF MONROE PLANNING BOARD 
WORKSHOP MEETING 

AUGUST 13, 2014 
MINUTES 

 
 
 
PRESENT: Chairman Parise, Members Cocks, Convers, 

Graziano, Karlich, Engineer O’Rourke, Attorney Kimple, Building Inspector 
Cocks, Planner Dotson 

 
ABSENT: Members DeAngelis and Syrianos 
 
 
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. Sunoco – Conditional Use Renewal – (206-2-1.2) 
 Present:  Laurie Pettengill, Sunoco, Inc. 
 
Ms. Pettengill described the changes for the site.  Interior changes include equipment, 
deli case, cabinetry, and the installation of a sill with 5 stools to sit quickly or lean on to 
have a sandwich.  The type of food includes breakfast foods such as egg sandwiches 
and grill food, as well as pre made items and deli items.  Coffee and other beverages 
will be sold as well.  Building Inspector Cocks commented that there were not any 
issues with the site, the site is clean and has been maintained very well.  Parking is tight 
but only because the business is busy, which is a good thing.  Engineer O’Rourke 
agreed that the site is in compliance with the approved plan and has no engineering 
issues with the site.  The Board had no comments or issues with the site. 
 
2. Smith Farm – Site Plan (203-1-1.1, 1.2) 
 Present: Mark Siemers & Vince Pietrzak, Pietrzak & Pfau 
 
Mary Bingham, Town of Monroe Planning Board joined the meeting. 
 
Chairman Parise summarized the recent events with this matter.  There are many items 
still outstanding and not addressed despite the numerous extensions granted and a list 
was presented to the applicant in June encompassing issues that both the Village and 
Town Planning Boards have been requesting responses to.  From this point forward 
both Boards would like to see all issues brought to the surface and resolved so they 
don’t fall behind or get lost or not completed, as has been the practice for many years.  
Chairman Parise acknowledged Engineer Siemers response in this submission and 
stated that the items would be discussed at this meeting and that it is expected that this 
project follow in this direction in the future as well. Engineer Siemers went through his 
response letter highlighting the items that have been addressed per the Planning 
Board’s 6/3/14 letter.  Updated plans showing the revisions made were submitted. 



1)   Engineer Siemers discussed the Board’s request for an updated traffic study and 
stated that Maser Consulting has been contracted to perform a traffic study update.  
Counters have been in place on Gilbert Street and a report from Maser should be 
forthcoming within the next two weeks.  Member Cocks questioned why the count was 
done in July when people are away on vacation, and not in September when school is 
in session and full traffic flow has returned to the area.  Engineer Siemers stated he 
discussed this with Maser Consulting and they can project the traffic counts based on 
the prior findings as well as the new findings.  Member Cocks commented that the 
counters were put west of the Shop Rite entrance and that it should have been on the 
other side of the entrance in order to consider the traffic travelling the other way on 
Gilbert Street.  Engineer Siemers stated he could bring the Maser consultant in to the 
next Planning Board meeting in order to discuss his methods.  The Board agreed they 
would like to speak with the Maser consultant as Gilbert Street today is a very highly 
used road and adding a development of this size will only add to the traffic. 
2)  Engineer Siemers discussed the dumpster details to be in compliance with the 
Village of Monroe dumpster requirements.  Engineer O’Rourke had no issue with the 
new design. 
3)  Engineer Siemers discussed the homeowner’s association documents.  A meeting 
was held with Engineer Siemers, Engineer O’Rourke, Jim Sweeney, Mark Edsall, Mike 
Donnelly, and the property owner and issues regarding the homeowners association 
documents.  Chairman Parise asked why nobody was present at this meeting who 
represented the Village.  Engineer Siemers responded that invitations were sent to 
David Levinson and Scott Bonacic.   David Levinson did not attend as HOA review falls 
under the purview of the Village Attorney.  Scott Bonacic was unable to 
attend.  Engineer O’Rourke stated that the meeting was mostly discussion on water and 
sewer line ownership and what needed to be included in the homeowners documents, 
but it was mostly technical issues and not legal issues.  Engineer Siemers stated that 
their homeowners attorney submitted a draft declaration document for the homeowners 
association with the last submission to begin the reviews with the Village 
attorney.  Engineer O’Rourke stated he spoke with Scott Bonacic who has not had a 
chance to review the documents yet, however Engineer O’Rourke as well as Planner 
Dotson both reviewed the declaration and have issues with it.  Chairman Parise 
commented that the document seemed very weak and lacking details and information.   
4)  Engineer Siemers spoke with the postmaster regarding the mailboxes.  The 
postmaster indicated that central mailboxes were required and needed to be placed on 
the entrance road leading into the development.  Confirmation from the postmaster has 
been received via fax which Engineer Siemers submitted as confirmation of their 
discussion.  Engineer Siemers described the mailbox location as a pull in area 350 feet 
off the main entrance road with the mailboxes mounted on a concrete pad.  The mail 
truck will have a 50ft driving lane with entrance and exit with a 3ft curbed island outlining 
the entrance and exit.  Details of the mailboxes are shown on the plan. Engineer 
O’Rourke commented briefly that the turning radiuses appear tight and striping is 
needed.  Also, with a prior development it has been noted that a curbed island is not 
practical and that a mountable island would be better.  Additional comments would be 
provided with the full review.  Member Cocks voiced concern over having only one 
location for mailboxes for all of the proposed houses. 



5) Engineer Siemers held discussions with the Monroe Woodbury Bus Garage and has 
requested they provide in writing the discussions held, however he has not had any 
response from them. 
6)  Engineer Siemers stated that the inconsistencies between the site plans and other 
plans specifically the disturbance limit line shown and landscaping plans have been 
taken care of.  Planner Dotson clarified that there is a line that doesn’t match that is on 
the grading plan and that will be taken care of as well.  Chairman Parise commented 
that this has been brought up for over three years.  
7)  Engineer Siemers stated that sign details have been included on the plans and will 
be located at each entrance.  Engineer O’Rourke commented that the orientation of the 
signs is parallel with Gilbert Street and won’t be seen driving up Gilbert.  Engineer 
O’Rourke commented that he might want to rotate the sign 90° for visibility. 
8) Engineer Siemers stated that the lighting plan has been separated from the 
landscaping plan as requested for ease of review.  Member Cocks commented that the 
Village was over lit where the Town was under lit.  Chairwoman Bingham stated that the 
Town requires less.  Planner Dotson commented that less lighting on the Town portion 
is better since that portion is elevated and seen from the distance, and it would be more 
appealing to not see light from a distance.  Engineer O’Rourke commented that the 
applicant may want to switch to LED lighting, and also suggested reducing some of the 
proposed lighting as there is a lot.  Engineer O’Rourke also commented that additional 
lighting might want to be added on the Town portion particularly in parking areas. 
9)  Engineer Siemers discussed a landscaping revision with regard to proposed 
wildflowers.  Based on a prior comment from Planner Dotson the wildflower area has 
been removed and replaced with grassed areas. 
10)  Engineer Siemers discussed the proposed improvements to the Shop Rite plaza 
which are shown on the Gilbert Street improvement plan.  Sidewalks across from the 
smaller entrance as well as a crosswalk are shown, as well as 3 signs saying no 
through traffic into Shop Rite, and construction signs regarding truck traffic. 
11)  Engineer Siemers discussed the recreation facilities proposed on site, such as 
clubhouse and pool area which are in the Village, and the multi-use field located in the 
Town.  The field will be owned by the Homeowners Association and they will dictate 
who will be able to use the field.  Engineer Siemers stated that in the SEQR findings the 
proposed recreation is insufficient therefore parkland fees will be paid to both 
municipalities based on all lots. 
12)  Engineer Siemers discussed the Orange County Department of Planning letter.  
Chairman Parise commented there was not much to discuss, and in his opinion the 
County did not address the inter-municipal impacts of this project which is their main 
purpose.  Engineer Siemers addressed the situation with the lots crossing the municipal 
line, and stated he went to both the Town Assessor and the Orange County Tax Map 
office and both agencies approved the lots with the municipal boundaries the way they 
are presented, and submitted a notice in writing with both agencies signing off on the 
lots subject to both municipalities. 
13) Engineer Siemers discussed replacement of the 5 trees that will be removed from 
the Chase Bank property due to the improvements along Gilbert Street.  The applicant 
has no issue with replacing trees, however there is no room on the Chase Bank 
property and asks the Board for suggestions as to how they can mitigate this at another 



location.  Engineer O’Rourke suggested holding those 5 trees in reserve until the project 
is completed as there are typically gaps that appear after a site is constructed that 
require fill in and these 5 trees could be used for that. 
14) Engineer Siemers commented that the SEQR findings says that Smith Farm is 
responsible for a traffic signal therefore it will be installed regardless of any potential 
arrangements made with the YMCA or Crystal Run Healthcare. 
15 and 21) Engineer Siemers noted that retaining wall details have been added to the 
plan. 
16)  Already addressed 
17) Already addressed 
18) Engineer Siemers has taken architectural renderings from the DEIS and added to a 
plan sheet to be filed with the County as requested. 
19) Engineer Siemers stated that the plan was laid out with parking to be provided in 
driveways and garages with some overflow parking provided around the site and that 
parking was fully addressed  in the DEIS.  Member Cocks asked if the duplex units have 
two car garages because they are not shown on the streetscapes.  Engineer Siemers 
stated yes, one garage on the front and one on the side, which was done to break up 
the streetscape.  Engineer O’Rourke commented that some of the driveways show only 
15 feet between the garage door and the sidewalk which is tight.  Engineer Siemers 
stated that the sidewalk was originally shown 4.5 feet behind the curb line providing a 
4.5 feet of grass area between the curb and sidewalk.  Engineer Siemers proposed 
reducing the sidewalk closer to the curb line, providing a 1.5 grass island between the 
sidewalk and curb, allowing a 20 foot driveway.  Chairman Parise noted that 1.5 feet 
was very narrow.  Member Cocks noted that some sidewalks are directly up against the 
curbs with no grass.  Engineer Siemers stated that was an option as well if the Board 
wanted to forgo grass.  Chairwoman Bingham commented that the Town Engineer has 
issue with this as well as the wider area was originally designed for snow banking.   
20) Engineer Siemers stated he has been in discussions with the Town engineer 
regarding the new roadway specifications and it is still being decided if the new road 
specs will apply to this project or not.  Regarding the reduction of the required 30ft road 
width to 24ft Engineer Siemers stated that the waiver required was provided via the 
findings statement and the preliminary approval issued for the plan and requested 
clarification as to whether a formal waiver is required.  Member Cocks stated that 
Engineer Siemers letter mentioned the requirement was waived however doesn’t recall 
when that was actually waived.  Engineer O’Rourke commented that there was 
discussion regarding the road widths but there was no formal motion to waive the 
specifications.  Chairman Parise stated that our Attorney will look into whether the 
findings statement is sufficient to permit the waiver of the required road width. 
22 and 23) Engineer Siemers spoke with Orange County Sewer and their policy is still 
to issue 50 sewer permits per year, therefore the phasing has to go along with this; 
however there are 14 units which fall into phase 2 which may be pushed off into phase 
3 if Orange County Sewer dictates so. 
Engineer Siemers commented on additional outstanding items.  NYS DOT permits are 
still outstanding.  The plan has been essentially approved however no formal letter has 
been received yet from DOT.  Engineer Siemers stated that if all issues with the 
Zuckerman site plan and DOT right of way are ironed out, then there will be DOT 



approval.  If this does not get ironed out then the Gilbert Street improvements will have 
to be redone.  In regard to the temporary swale that Planner Dotson commented on, 
Planner Dotson was correct and the swale has now been broken up in three different 
spots and brought in per phase.  In addition the location of a deck that was on a 
property line has been shifted.  Also, parking restriction notes have been added to the 
cover sheet. 
Planner Dotson reviewed the newest plans, the Orange County Department of Planning 
review and the Homeowners Association documents.  She commended the board for 
resubmitting to Orange County Planning because it cleared up an issue that needed to 
be addressed.  Planner Dotson noted that having a municipal boundary through a 
property is not only an issue with tax assessment but also police jurisdiction as well.  
Planner Dotson noted that the individual tax map parcels cannot be considered as stand 
alone building lots for the owners of these parcels which straddle both municipalities 
and should be noted somewhere to prevent either tax map parcel being severed from its 
counterpart in the future.  Planner Dotson also noted that lot 31 has a small portion that 
runs into the other municipality and since the size of the parcel is so small the applicant 
can tweak that enough to eliminate a cross boundary on that lot.  Planner Dotson 
pointed out that Open Space areas A, B, C and D are divided by municipal lines, and 
even though the structures are all located in the Village the open space parts are in the 
Town and having the outside area severed from a building is something the attorneys 
should look into with regard to assessments.  Discussion was held regarding Orange 
County’s recommendation on crosswalks and pedestrian amenities.  Crosswalks are a 
good idea, however a refuge island poses issues with grading and will need to expand 
the entry way and the Board agreed that a refuge island was not practical.  Member 
Cocks asked why the sidewalk was not extended to the Weeks property.  Engineer 
Siemers responded that there are wetlands in the area which is why the road is not 
wider, or curbed and why sidewalks cannot be placed there.  Planner Dotson 
commented on the multi-purpose field on the property located in the Town and the use 
will need to be addressed through the HOA.  Planner Dotson outlined issues regarding 
items on the latest site plan as well as notes that should be addressed through the 
HOA.  One item of concern was Article VI, Section 1 in the HOA declaration stating that 
no accessory structures can be erected with the prior approval of the HOA.  Planner 
Dotson and Engineer O’Rourke both stated that due to the cluster development, no 
accessory structures should be permitted at all.  Building Inspector Cocks noted that 
homeowners were going to want sheds and fences, and even pools and that this should 
be addressed now before it becomes a problem in the Building Department later on.  
Planner Dotson also noted Article VI, Section 2 which basically allowed the HOA the 
power to administer design criteria set forth in the guidelines, and ultimately this power 
should be for the Planning Board and any changes should require a return to the 
Planning Board for review.  The Board as well as all consultants all agree that the HOA 
Declaration submitted is very vague and poorly written and needs to be rewritten.  
Engineer O’Rourke noted that he will be performing a complete review on the latest 
submitted plans and will provide his comments once completed.  Engineer O’Rourke 
stated that sewer and water profiles are still outstanding as well as traffic, County and 
MW school bus.  Chairman Parise commented that there is still a lot of work to be done, 
especially the HOA documents.  Chairman Parise stated that the latest extension 



expires in November and the Board would like this application to be on for the October 
workshop for updates to be discussed prior to the extension expiration.  Chairman 
Parise stated that the Planning Board is in the process of updating the list of approved 
street names and will provide Engineer Siemers with the list once it is completed, and 
reminded Engineer Siemers that the Planning Board names the streets in the 
subdivision. 
 
ADJOURNMENT 
 
On a motion made by Member Cocks and seconded by Member Graziano it was 
unanimously Resolved that there being no further business, the Meeting be 
adjourned.  The meeting was adjourned at 8:30 p.m. 
 
 
 
 
 


