
VILLAGE OF MONROE PLANNING BOARD 
WORKSHOP MEETING 

APRIL 15, 2015 
MINUTES 

 
 
PRESENT: Chairman Parise, Members Cocks, DeAngelis, Karlich, Graziano, Convers 

Engineer O’Rourke, Building Inspector Cocks, Attorney Levinson, Planner 
Dotson, Engineer DePuy 

 
 
 
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. Copy Center – Amended Site Plan – (202-1-3) 
 Present: David Niemotko, Architect 
 
Architect Niemotko explained that this project is an amendment to a previously 
approved site plan for a two story, 4,000 square foot building.  The property has since 
changed ownership and due to the nature of the business of the new owner, the Copy 
Center, which makes copies of plans, papers, large plotters and uses large size 
machines to reproduce drawings, the Copy Center is looking to utilize the basement for 
their equipment, thus enlarging the usable space of the building.   The basement would 
be a better place to locate the equipment as it would be on a slab, as opposed to wood 
floor joists which would trigger vibrations.  Enlarging the building altered certain 
approved design criteria on the plan which needed to be modified such as parking, 
landscaping, and ADA accessibility.  Architectural plans have been submitted to the 
Building Department.  Engineer O’Rourke asked for clarification of the use of the 
additional space, whether it would be for office space or storage for equipment.  
Building Inspector Cocks explained that the space is not storage it will house the 
equipment but will also have employees which will operate the equipment.  Architect 
Niemotko added that NYS Code designates this space as office space. In addition no 
sprinkler system will be required.  Engineer O’Rourke requested confirmation that the 
ZBA Variance is still valid.  Attorney Levinson requested a copy of the Variance to 
review.  Engineer O’Rourke commented that it is necessary to have one site plan, 
instead of a plan with amendments which reference the prior approved plan.  Architect 
Niemotko agreed and will submit a new, complete plan.  Engineer O’Rourke 
commented that the prior approval maximized the site, and with the proposed additional 
square feet there will be 7 more parking spaces, expanded pavement, additional 
retaining walls and a reduction in landscaping.  Engineer O’Rourke suggested the 
applicant determine what the actual parking needs are, as opposed to a calculation, 
since the site is now being almost entirely paved, perhaps the parking requirement 
could be lower based on the actual need.  Engineer O’Rourke commented that the EAF 
needs to match the previous EAF; a drainage report and calculations need to be 



provided and reflect the additional parking, paving, dumpster access and expanded 
roadway; designs and specs for additional proposed retaining walls need to be 
provided.  In addition, there are specific trees that are supposed to be saved however 
with proposed grading would indicate the trees would be removed.  This should be 
clarified.  Landscaping along the access road does not appear adequate; parking along 
the access road is close to the main road and the curb radii shown does not seem 
practical.  Access to the lower level needs to be provided along with details for the ramp 
as well as confirmation as to ADA requirements and conformance should be addressed.  
Also, the dumpster location on the ADA ramp does not seem practical due to width and 
slope as well as ADA requirements, as well as safety for pedestrians.  This area should 
be discussed.  Building Inspector Cocks comments also addressed the ADA/dumpster 
area and that handicap signage needs to be provided, as well as the ramp being 
delineated with pavement markings and no parking in that area.  Engineer O’Rourke 
continued that the lower level floor appears to be below the proposed catch basin.  This 
needs to be modified, and a dumpster location in close proximity to a catch basin is not 
recommended.  All doors and access points should be shown on the plans; proposed 
signage does not meet Village setbacks and will require a variance, or should be 
relocated.  Any other proposed signage should be shown on the plan.  Architect 
Niemotko stated he will consult with the applicant to relocate the dumpster area to 
potentially the northern end of the parking lot.  The Board was in agreement that the 
dumpster location should be relocated.  Engineer O’Rourke questioned if the lower level 
needs ADA accessibility.  Architect Niemotko stated that according to the Building Code 
the applicant has the option to choose which floor to make ADA accessible.  Building 
Inspector Cocks agreed.   
 
 
2. Crystal Run Healthcare – Amended Site Plan - (238-1-1) 
 Present:  Michael Arcangel, Columbia Development Corp. 
 
Engineer O’Rourke recused himself due to a conflict.  Engineer DePuy is the alternate 
Engineer on behalf of the Village of Monroe.   
 
Mr. Arcangel described the amended project as being scaled down to a two story, 
70,000 square foot medical building and the overall site development has been greatly 
reduced.  The building is located in the same location as the previous plan and 
ingress/egress and highway improvements on Route 17M remain the same.  Mr. 
Arcangel has been in contact with all outside agencies regarding issuance of permits.  
Some permits need to be reissued.  A full set of plans has been prepared detailing 
grading, landscaping, lighting, drainage, etc., and is currently under review.  The only 
outstanding issue is the location of a retaining wall.  Due to the scaling back of the 
project new geo-technical investigations have been conducted to determine the need 
and location of the retaining walls.  A retaining wall will be required along the south west 
side of the lot.  The south east side of the lot is still be evaluated as to the need of a 
retaining wall or possibly alternate means of stabilization.  DOT has been contacted and 
issues concerning final approval are being addressed as well as coordination with the 
Smith Farm project.  Discussions have been held regarding hiring the same contractor 



that Smith Farm intends to use for the infrastructure work on Route 17M to alleviate the 
amount of construction on the roadway as well as the traffic and disruption to the area.  
A list of outside agency approvals and their status has been provided showing that 
OCDPW for Sanitary Sewer needs to be reissued and NYSDOT Highway Work Permits 
are pending review of final revisions.  Mr. Arcangel noted that the new amended project 
is significantly less of an impact than the original approved project.  Percentage of 
reductions include Disturbed Area -50%, Building Size -49%, Building Height -23%, 
Number of Parking Spaces -44%, Projected Water Usage –49%, Sanitary Usage –36%, 
Traffic Generation Trips -66%.  Engineer DePuy questioned the status of the ACOE 
review.  Mr. Arcangel stated that CRH worked out the offsite mitigation in 
Washingtonville which was a condition to the ACOE permit.  A conservation easement 
needs to be obtained from Washingtonville before a permit can be obtained.  The 
conservation easement is on the next Washingtonville Board agenda.   Engineer DePuy 
commented that the details on the retaining walls need to be finalized.  Also a large 
diameter pipe has been substituted in lieu of the underground infiltration system and 
volumes of the substitute system need to be provided.  Member Cocks asked if the 
parking would be reduced further due to the new smaller size of the building.  Mr. 
Arcangel responded that the number of parking spaces have been reduced from 686 to 
385 resulting in disturbance of half the amount of acreage originally planned. 
 
 
3. 104 Elm St. – Residential to Commercial Conversion - (207-2-8) 
 Present:  Michael Sandor, MJS Engineering 
 
Engineer Sandor described the project as an existing site at 104 Elm Street with a 
detached garage and a two family house.  The applicant, who is the new property 
owner, desires to convert the use of the house from residential to commercial use.  The 
detached garage has been a commercial use and it’s intended to remain commercial.  
The applicant is a drywall installer for interior finishes in commercial and residential 
properties and also sells the equipment for the business.  The building is intended to be 
used for offices with approximately 4 employees.  The covered porch of the building is 
intended to be used as a showroom for the products.  The people who would frequent 
the site would be contractors.  The employees would be taking the vehicles home, no 
vehicles would be parked overnight.  The employees would visit the site, pick up 
supplies and proceed to locations to work.  The only modification proposed is an ADA 
accessible ramp to be located on the parking area side of the building; a dumpster will 
be added, and a sign placed on the existing sign post location. There is existing 
abundant landscaping on the property.  Member DeAngelis noted that there is plenty of 
landscaping on the property and commented that she hoped the owner would not take 
down the two large spruce trees in the front yard.  Attorney Levinson noted that there 
are inconsistencies in the names on all of the documents, such as the application, EAF, 
site plan, etc.  All documents must be consistent and reflect the same name.  Engineer 
O’Rourke commented that the EAF noted the location is an archeological sensitive area 
but as this is existing with no proposed disturbance, no further investigation is 
necessary.  Engineer O’Rourke noted that the Bulk table does not match the proposed 
use group.  Building Inspector Cocks added that the bulk requirements should follow 



Use Group C, and under Use Group C all bulk requirements are met.  Engineer 
O’Rourke added that parking calculations and use of the existing garage need to be 
shown on the plan.  Engineer O’Rourke and Building Inspector Cocks both commented 
that the dumpster detail does not meet Village Code and the location over an existing 
sidewalk is not optimal.  Engineer Sandor agreed to modify the dumpster details and 
location.  Engineer O’Rourke asked how the material and supplies would be delivered to 
the site and what size trucks would be used.  Engineer Sandor would get that 
information.  Engineer O’Rourke added that underground utilities, signage detail and 
location, standard Village notes, ADA signage, striping, and hours of operation all need 
to be noted on the plan.   
 
 
4. Smith Farm – Site Plan – (203-1-1.1, 1.2)  
 Present: Jim Sweeney, Esq.; Mark Siemers, Pietrzak and Pfau, Steven Barshov, Esq. 
 

Chairman Parise noted that members of the Town Planning Board were present as this 
is a joint project.  Chairperson Tutini introduced Planning Board Secretary Kate Troiano, 
and members Gary Abrignani and Lisa McQuade.  Chairman Parise also noted that 
Leslie Dotson from Garling Assoc. was present. 
 
Engineer Siemers stated a full submission was made to both the Town and Village 
Planning Boards which included revised plan sets, HOA documents and cost estimates 
for construction as well as Town of Monroe Road applicability letter for Town roadway 
specs.  An email from NYS DOT stating that work within the State ROW was submitted 
stating work was acceptable and letter regarding final approval from NYS DOT was 
submitted by Engineer. Siemers.  A corrected Realty Subdivision approval has been 
received and submitted and lighting has been discussed with the Town.  The Town has 
discussed that lighting in the Town should be kept at a minimal however lighting may be 
added at intersections and off street parking areas.  Planner Dotson reviewed the HOA 
documents submitted with Attorney Levinson.  This review resulted in two memo’s 
dated 4/13/15 and 4/14/15.  Planner Dotson noted that although many of the original 
issues discussed regarding the HOA documents have been addressed, there were still 
many issues that needed to be addressed.  Attorney Levinson noted that there have 
been no comments received from the Town Attorney regarding the HOA documents and 
added that although it is the role of the Village Attorney to review HOA documents, the 
Village Board has appointed Attorney Levinson to handle the HOA documents on behalf 
of the Village.  Chairperson Tutini will find out if Attorney Donnelly has any comments.  
Planner Dotson discussed some of the highlights of her comments.  The paragraph 
discussing the HOA having the authority to annex additional land should be deleted.  
Any addition of land to this development in the future would have to undergo Planning 
Board approval and a full amended site plan.  An HOA does not have authority to annex 
land.  Another area of concern was regarding the maintenance of the paths throughout 
the complex.  The paths were supposed to be open space, natural paths, covered with 
something like wood chips and not requiring maintenance like plowing and deicing.  
These paths shouldn’t be paved; the intention in a cluster development such as this is to 
keep nature paths natural.  Chairman Parise asked if these paths are open to the public 
or are they limited to the homeowners. Planner Dotson noted they are private.  Attorney 



Levinson discussed provisions for variances.  If a homeowner has authorization from 
the HOA to make an improvement to their property does that homeowner have to 
amend the entire site plan? Other issues include clothes lines and other outdoor 
structures.  Planner Dotson commented that the owner affidavit on the age restricted 
units required to be filed with the HOA should also be filed with the Building 
Department.  Attorney Levinson offered to work with the applicants Attorney to discuss 
and finalize the issues and changes outlined in the two memos submitted.  Attorney 
Barshov noted that an HOA is its own separate entity that has its own obligations, but 
an HOA does not in any way supersede what the Town or Village require.  The HOA 
needs its own set of rules and powers in order to run their development.  The HOA 
cannot do anything that the Town or Village prohibits, but the HOA may want to prohibit 
what the Town or Village allows.  That is the need for the rules and regulations.  The 
review process is also something to be discussed.  Attorney Barshov discussed the 
annexation section.  This section was added to the HOA documents so that the HOA 
could have the power to do this if need be, and then of course the HOA would have to 
appear before the Board’s for land use approval.  Attorney Levinson and Attorney 
Barshov agreed to discuss the HOA documents so that the HOA can have the authority 
it needs, at the same time that no powers or authority are taken away from the 
municipalities.  Planner Dotson noted that the Board’s should amend SEQR findings to 
any and all adjustments that have developed since SEQR was closed.  Engineer 
O’Rourke noted that all engineering issues have now been addressed.  The water 
system has been reviewed and approved by OCDOH and this system remains as is on 
the plans.  The Planning Board should grant a waiver allowing the reduction of the 
sidewalk to only one side of the road and discuss and recommend street names.  
Construction cost estimates have been reviewed and accepted.  The traffic light and 
updated study and counts should be noted in the final resolution of approval and a 
mechanism should be in place to ensure the work is monitored and completed.  Letters 
of dedication have been received by the Village and are being reviewed by the Village 
Attorney.  Engineer Siemers noted that the applicant is committed to putting in the traffic 
light along with the Crystal Run contribution.  Member Cocks questioned why the traffic 
light couldn’t be installed at the same time the road work is being done to alleviate 
tearing up the road again.  It was explained that DOT does not require the light and 
including it with the improvements would alter the plans submitted to DOT.  Chairman 
Parise authorized Planner Dotson to begin work on the draft resolution of final approval.  
Chairman Parise opened the meeting to the Town Planning Board Members for any 
comments they may have.  Town Planning Board Member Abrignani noted that at the 
Town Planning Board meeting lighting was briefly discussed at parking areas and 
intersections and would be discussed further at their next meeting.  Member Abrignani 
asked if a flashing or warning device would be required on the water tower.  Engineer 
O’Rourke responded it did not.   No other Town Planning Board Members had any 
questions or comments.  Chairman Parise noted that the road specs are settled; trees 
have been cut relating to the bats; Gilbert Street dedication papers are still outstanding; 
the SEQR findings need to be reviewed; street names need to be determined; parkland 
fees need to be calculated; signage needs to be detailed. Chairman Parise requested 
an updated checklist of the outstanding issues needs to be created. Chairman Parise 
further suggested that from this point forward the Village and Town hold joint meetings 



for Smith Farm and noted that these meetings should be held during the Village meeting 
as the Village Planning Board is the Lead Agency.  Chairperson Tutini agreed.   
 
 
ADJOURNMENT 
 
On a motion made by Member DeAngelis and seconded by Member Graziano it was 
unanimously Resolved that there being no further business, the Meeting be 
adjourned.  The meeting was adjourned at 8:40 p.m.      
 
 
 
 


