
VILLAGE OF MONROE PLANNING BOARD 
WORKSHOP MEETING 

JULY 10, 2019 
MINUTES 

 
 
 
PRESENT: Chairman Parise, Members Cocks, DeAngelis, Karlich, Boucher, Engineer 

O’Rourke, Attorney Reineke, 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. 
 
1. YMCA – Amended Site Plan – (201-3-1.11) 

Present:  Kevin Preston, Board President; Michael Sandor, PE; Ross Miceli, 
YMCA 

 
Engineer O’Rourke stated that the plans have been revised to provide for minor parking 
increase, striping and pavement.  All previous engineering comments have been 
satisfied.  This is now an amended site plan for the expansion of the facilities within the 
building with no increase in the building size.  The parking will now have 211 stalls 
which meets zoning.  A short EAF was submitted which identified potential 
archeological sensitivity as well as a potential habitat for Indiana Bats.  The 
archeological sensitivity is based on the area, and as there will not be any trees cut and 
no ground disturbance there is no issue with either of these items.  Due to the sites 
proximity to the heritage trail and the Town of Monroe, a 239 referral will be required.  
Engineer Filiciotto discussed his review of motor vehicle incidents at Route 
208/Schunnemunk St/Gilbert St. Extension.  The police department compiled 5 years of 
accidents in this area.  10 total accidents were noted, 6 of them were rear end collisions 
in stop and go traffic approaching the signal at North  Main, and 4 were due to driver 
error and complex intersection configuration.  Looking at statewide averages published 
by NYS DOT he did not find that this number of accidents was a significant concern. 
Chairman Parise confirmed that he looked at the Average Accident Rate for State 
Highways from 1/2015-12/2016.  Engineer Filiciotto confirmed this was what he used.  
Engineer Filiciotto added that this intersection being so close to the intersection at North 
Main is actually considered one intersection, so the area near Gilbert St. Ext. is being 
considered an intersection as opposed to a stretch of road.  The intersection is a mix of 
urban and rural.  Engineer Filiciotto stated that based on the rates, over 5 years 10 
accidents based on the amount of traffic on these roadways does not stand out as a 
major concern.  Engineer Filiciotto did point out that the intersection layout is unique 
and has the potential to cause confusion to drivers who may not be familiar with it, 
therefore recommends to the board, if the board wanted to consider it, that they could 
require some short term improvements such as signage and striping which may make 
the intersection a little more understandable.  Chairman Parise asked who would be 
responsible for those improvements and wouldn’t any improvements have to be 
approved by DOT?  Engineer Filiciotto agreed that DOT would have to approve any 



improvements and it would be up to the board as to who would be responsible.  If the 
planning board wanted, as part of an application to require certain improvements then, 
as long as DOT agreed, then the applicant would be responsible.  Chairman Parise 
commented that back in 2009 there were 5 options on the table for this intersection and 
the DOT chose the option we have today.  If nothing has changed in the area why 
would the DOT allow changes now?  Chairman Parise reminded the board that the 
decision of the intersection was solely DOT’s choice.  Member Boucher asked Engineer 
Filiciotto if the recommendations he made were as a result of looking at the accident 
reports.  Engineer Filiciotto replied it was a combination of the accidents and what has 
been happening at that intersection in general.  In a matter of full disclosure Engineer 
Filiciotto stated that Creighton Manning has been hired by the Village to look at the 
Route 208 intersection with North Main and the triangle and how to improve it as a 
whole, and as part of that effort, Creighton Manning is looking at development in the 
area, not just the YMCA project.  As part of this, they are looking at not only long term 
solutions but if there are any short term issues which could be implemented to help the 
intersection as well, as long as those improvements do not conflict with the longer term 
solutions.  Engineer Filiciotto added that there are no dates established for any 
solutions nor is there any funding set aside.  Chairman Parise suggested Engineer 
Filiciotto approach the Village Board with his review and advise them to do these short 
term improvements, especially since the Village Board is opposed to having the YMCA 
cross the heritage trail.  Part of the recommended improvements involves Gilbert Street 
Extension which is a Village road.  The other part is 208 which is NYS owned.  The 
Village board should know of these recommendations as it is ultimately their 
responsibility.  The planning board is in favor of anything that could be done to make the 
intersection safer, and since Gilbert St. Ext. is a Village road, the Village should make 
the improvements.  Engineer Filiciotto agreed to share these recommendations with the 
Village.  Member DeAngelis suggested that the planning board also forward the report 
to the Village so that they get it twice.  Attorney Reineke pointed out that since the 
YMCA property does not extend to the intersection, they cannot do much in terms of 
improving any site distances as it is not their property.   
 
2. 834 Rt. 17M Laundromat – Amended Site Plan (201-3-15) 
 Present:  Michael Sandor, PE, MJS Engineering 
 
Engineer O’Rourke summarized this is a small 670 square foot addition to an existing 
laundromat with parking improvements.  Architectural finishes have been submitted to 
the board and the board needs to determine if these finishes are acceptable.  At the last 
meeting the board determined no sidewalks would be required along the highway, as 
there is no real area to install them and also due to the open channel on the site.  
Orange County had some comments concerning the Indiana Bat.  As there are not any 
trees being removed this is not an impact.  This is a Type II action under SEQRA as the 
building expansion is less than 4000 sq. ft.  Otherwise all engineering issues have been 
addressed.  Engineer Sandor provided samples of the finishes for the exterior of the 
building as well as a list of finish descriptions which is attached to the minutes.  The 
board was satisfied with the materials and colors.  Member DeAngelis asked if a letter 
was sent to the Village Board regarding the liability issue with the laundromat and 



Wally’s customers using Village owned land.  Secretary Proulx responded the letter was 
sent and there has been no response. 
 
 
 

EXTERIOR FINISH MATERIAL SCHEDULE 

Project: Rafaela Laundromat Addition @ Monroe, NY  

Prepared by: A & D Design Studio Date: June 25, 2019 
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3. 208 Business Center – Site Plan – (201-3-3; 201-3-4; 201-3-7; 201-3-8) 
 Present:  Kirk Rother, PE; Ken Wersted, Creighton Manning 
 
Engineer Rother noted that the building size has increased and a grocery store added.  
An additional parcel has been added to the project which has allowed the footprint of 
the building to be larger and to allow for added parking.  The board expressed concern 
about traffic in this area so Ken Wersted was asked to look at traffic and has brought a 
concept to show the board which may be able to improve not only this site but also the 
area as a whole.  Chairman Parise stated there is a conflict of interest with Creighton 
Manning as a traffic consultant for the Village, for the Village Planning Board and for the 
applicant.  The planning board is going to need a separate traffic consultant.  Member 
DeAngelis agreed.  Chairman Parise added that there was another applicant recently 
who indicated they would be using Creighton Manning also.  The board agreed there 
was a need at this point to have a different traffic consultant.  Chairman Parise was 
taken back a bit by this submission as the building size has now increased from 50,000 
sq. ft. to 84,000 sq. ft. and questioned if this would be a positive declaration under 
seqra.  Member DeAngelis agreed with Chairman Parise’s concerns.  This is a big 
project with a supermarket and a lot of traffic and trucks coming in and out.  Members 
Cocks and Karlich also agreed this project is huge.  It has grown since the last 
submission.  Engineer O’Rourke stated that anything can qualify as a pos.dec. and if 
there are specific issues it can be handled under a limited scope.  Traffic and drainage 
appear to be the major issues the board would be concerned with.  Another option could 
be an expanded part 3 of the EAF.  Under a limited scope pos. dec. the board could 
hold a scoping session and could really target the areas that are of concern and need to 
be analyzed.  Engineer O’Rourke agreed that the board needs a traffic consultant and it 
may be difficult to find a traffic consultant who hasn’t previously been involved with the 
intersection in one way or another over the past several years.  Engineer Rother 
commented that depending on where the entrance will be and what the traffic study 
reveals it will have an effect on the whole site so it would be best to wait until the traffic 
and ingress/egress were resolved before creating a full site plan to avoid having to redo 
the site plan based on any traffic or entrance changes.  Member Boucher stated that 
Engineer Wersted had thoughts on the traffic. Member Cocks asked if the real estate 
building was the new lot which was acquired as that lot would be helpful in reconfiguring 
the intersection.  Engineer Rother pointed out the lot on Gilbert Street which was the 
new lot; it was not the real estate lot.  Chairman Parise asked why propose to exit onto 
a small village road with all the cars and trucks potentially using this site, and suggested 
moving the entrance more on 208 which is larger and could handle more traffic.  
Member Boucher urged Engineer Wersted to share his ideas.  Engineer Wersted 
acknowledged he prepared a traffic study and that the concept was just sent to the 
village today.   Engineer Wersted continued that a study found that the signal at North 
Main/Schunnemunk allows for each road to have a green signal one at a time and is not 
very efficient.  The analysis done showed that each of the other intersections in the area 
function well but with the influence of the main signalized intersection at Schunnemunk, 
heavy volume builds up.   An aerial view with the concept was shown.  The concept 
shows traffic coming from 17M would now come to a signal at Gilbert St. Extension and 
could continue straight to 208, making the current one way spur a two way road.  



Vehicles could now make a right to head toward North Main or Schunnemunk, make a 
left into Gilbert St. Ext. or continue straight to 208.  There would be a second light at the 
entrance of the 208 business center with left turn lanes in, or straight to continue to 208.  
There would also be a right turn through the small triangle area behind the Mobil station 
to allow for vehicles to travel to Schunnemunk or North Main.  Vehicles traveling from 
North Main could go straight through the North Main/Schunnemunk intersection which 
would be controlled by a flashing red light, and a one way merge would allow vehicles to 
continue on 208 toward the highway.  The 2 lights at Gilbert St. Ext. and 208 Business 
Ctr. would be synced so that they would be green or red at the same time, so vehicles 
would not be stopped every few feet.  Member DeAngelis commented that the one way 
208 spur used to be two way years ago.  Engineer Wersted stated they are looking for 
some direction from the board as the big question now is what DOT is going to say 
about this design.  Engineer Rother informed the board that according to DOT maps, 
this entire area in question is all DOT controlled.  Attorney Reineke stated that any 
traffic information coming in can be received by the board but will have to be reviewed 
by a traffic consultant, and as discussed, a new traffic consultant will need to be 
obtained.  Attorney Reineke continued that drainage and traffic seem to be the major 
issues from an environmental viewpoint.  There is a lot of impervious area with the size 
of the proposed parking lot.  The board needs to get a consultant and once you do, then 
this concept can be provided to them.  Attorney Reineke also understands the 
applicant’s viewpoint that once the traffic is addressed there can be certain 
reconsiderations on the site plan that you just can’t predict until the traffic is satisfied.  
Engineer O’Rourke commented that the sketch plan submitted doesn’t match the traffic 
plan, so those need to be coordinated.  It’s hard for the board to review the options not 
knowing more specifics on the site. Once the plans are coordinated then the board can 
create a scope for the study and then once satisfied they would proceed to DOT.  
Engineer Rother understood and would coordinate the two plans.  Engineer Wersted 
stated the square footage and the proposed uses were still the same. Engineer Rother 
will coordinate the plans, submit a long EAF and offered to submit a draft scoping 
document.  Chairman Parise stated that our planner, Leslie Dotson, was present for 
another matter but asked if she could comment on what she’s heard.  Planner Dotson 
stated that with the new regulations, you have to scope if you go with a positive 
declaration, and felt it made sense for Engineer Rother to submit a draft scope as he 
has heard the concerns of the board.  Attorney Reineke added that the key is going to 
be how quickly a traffic consultant can be found and approved by the village board.  
Chairman Parise commented that the parking lot comes right against Inspire’s 
playground and that was problematic. Member DeAngelis stated the applicant will have 
to add screening. Chairman Parise asked the board if they had any questions or 
comments. Member Cocks noted that DOT doesn’t have any money and asked who 
was going to be responsible to pay for all of these improvements and felt the whole 
thing would fall on the back of the applicant.  Engineer Rother said that was a 
discussion that would need to be had at a later date.  Member Boucher stated he liked 
the plan and it was something the board hasn’t seen yet.   
 
 
 



 
4. 856 Route 17M – Site Plan  
 Present:  Stephen Green, PLS; Alan Moslem, Owner 
 
Engineer Green described the project as an existing building proposed to be a retail 
healthcare supplier with associated offices upstairs.  This use would not warrant a lot of 
traffic.  The site does not allow for a lot of parking spaces.  Engineer O’Rourke noted 
this parcel has been before the board several times over the years.  The lot is 
substandard in size but the building is not being expanded.  Although the parking shown 
does not meet code, the 4 spaces in the middle are problematic.  Discussion was held 
regarding the dumpster and the parking spaces.   The size of the lot, the required 
parking and the traffic flow has always been the issue with this parcel.  The board does 
have the ability to waive the parking requirements if they were so inclined but it should 
be up for discussion.  Engineer O’Rourke commented that if any parking was waived it 
would have to be limited to this specific use only.  Engineer O’Rourke added that the 
plan should note that any office space upstairs would be associated with the retail use 
on the ground floor and that is a single use building.  Engineer Green stated the building 
exterior would be updated and an architect will be brought in.  Discussion was held 
regarding how deliveries would be made and it was stated mostly through UPS or 
FedEx or small vehicles.  Engineer O’Rourke added that a loading zone would be 
needed for even a UPS truck.  In addition, DOT would have to approve the entrances.  
There are 3 entrances proposed and DOT does not typically allow that many entrances 
on a site.  Engineer O’Rourke discussed drainage and stated that discharge locations of 
proposed underdrains should be shown on the plan.  Engineer O’Rourke noted that 
years ago the owner at the time had the opportunity to change the whole drainage 
system but he elected not to do the improvements.  Engineer O’Rourke felt there was a 
drainage easement on the property as well.  Engineer O’Rourke asked if there was a 
water and sewer connection as he recalls this lot was still on septic.  Engineer Green 
said there was a subsurface sewer and the applicant would have to connect.  Engineer 
O’Rourke was not sure where the connections were and again and recalled there was 
not any connections in the vicinity, and added that the owner at the time years ago had 
the opportunity to connect to water and sewer and he opted not to.  Engineer Green will 
contact the water and sewer departments.  Member Cocks commented he would be 
happy to see the site improved.  Member DeAngelis agreed.  The board had no other 
comments. 
 
5. 310 Stage Rd – Multi Family Housing – Site Plan (213-1-31)  
 Present:   Paul Edwards, J. Squared Builders 
 
Engineer O’Rourke stated that fire flow estimates, and engineer’s report for pump 
station design and wetland boundary confirmation from NYSDEC are all forthcoming.  
The provided short EAF is acceptable.  The board raised some concerns regarding 
possible tunnels and other historic issues.  The application was submitted to SHPO but 
have not heard anything.  The Village ROW will require a permit from DPW.  A public 
hearing will be required for the special use permit. Secretary Proulx stated the plans 
were sent to Orange County, emergency services and the Town Historian with no 



responses yet. Member Boucher asked if Linda Burroughs should be included since she 
is the Village Historian.  Chairman Parise said it was no problem to send to her too.   
Member Boucher asked about a rendering of the repurposed stone.  Mr. Edwards 
stated a rendering was submitted late this afternoon and displayed for the board.  The 
board agreed to hold off on setting the public hearing until the outstanding items have 
been addressed.  Member DeAngelis requested a color landscaping plan.  A sample 
landscaping layout was provided. 
 
6. Wallkill Valley Federal Savings – Architectural Review – (217-3-13.2) 
 Present:  Jim DeSalvo, PW Campbell 
 
Mr. DeSalvo presented color renderings of the existing building, the proposed 
improvements, and the color landscaping rendering.  The plants were chosen so that 
there would be flowers all through the year.  It is important to the bank that they spruce 
up their site so it is seen.  The board was satisfied with the plans and noted that the 
landscaping in perpetuity language should be included on the plan. 
 
7. Smith Farm – Amended Open Space Plan – (203-6-31.2) 

Present: Ronald Kossar, Esq 
 
Attorney Kossar explained that when he was last before the board it was made clear 
that the board did not want the pool eliminated from the Village.  The applicant has now 
agreed to leave the pool in the Village and is proposing to add a second pool in the 
open space on the Town portion.  As this is a joint project, the village planning board is 
lead agency, but the bulk of the project is in the Town.  Attorney Kossar requested to 
address all issues with the Town and then return to the Village for review.  Chairman 
Parise asked what the Town’s feeling was on the project.  Attorney Kossar felt there 
wouldn’t be any issue with the Town.  Chairman Parise was concerned as the entire 
planning board in the Town is new and there is no history of the project.  Planner 
Dotson noted that the space for the proposed pool was recreation area, but the concern 
for the Village is drainage as water flows downhill.  The original seqra findings stated 
any plan changes that resulted in increased building area would need to be addressed 
so that the stormwater infrastructure wouldn’t be overwhelmed.  Engineer O’Rourke 
added that a comparison of seqra will be required showing what was approved and 
what is proposed as they proceed through the town.  This will need to be reviewed by 
the Village.  Another impact to be addressed is water.  Currently there is a proposal for 
a water district but in the paperwork for the water district the addition of the water usage 
or water pressures for the pool are not discussed.  The applicant may need a water 
pump station as the location of the pool is pretty high up.  This should be worked out 
before the terms of the water district and supply are finalized.  Member Cocks asked 
what else would be up there besides the pool.  A playground? Pavilion? Bathrooms, 
changing rooms?  Attorney Kossar was not certain.  Attorney Reineke stated when 
anything is submitted to the Town, copies should be sent to the Village to keep the 
Village informed.  Planner Dotson added that the EAF mapper triggered bats and SHPO 
issues and they should seek a no effect letter from SHPO and address the typical bat 
mitigation measures.  Chairman Parise asked Planner Dotson if SEQRA had to be 



reopened.  Planner Dotson replied yes and that the board would seek to issue a notice 
of consistency that this was consistent with the previous findings.  In this the board 
could itemize all of the points they want addressed such as the drainage, water and 
water pressure, bats, and SHPO.  Chairman Parise asked if this was going to be part of 
the HOA.  Attorney Kossar stated it is part of the HOA.  Attorney Reineke asked if the 
HOA has been approved yet.  Attorney Kossar responded the Attorney General has not 
yet approved the offering plan.   
 
8. Brixmor (Shop Rite Plaza) – Special Use Permit Renewal (203-2-5) 
 Present:  Ronald Kossar, Esq. 
 
Attorney Kossar stated there is a new property manager in charge now, Larry Pope, and 
he is based out of Boston.  Member DeAngelis commented that the landscaping is not 
being maintained.  Member DeAngelis likes the flower beds which were put in along 
Gilbert Street and requested that similar beds be installed in place of the dead 
evergreens along Gilbert Street.  Member DeAngelis also requested that Brixmor 
remove the planting islands closest to the stores, as they are never maintained and 
always look awful.  It would be better if it was just all blacktop near the stores, and then 
Brixmor could add landscaping in another area to make up for the island removal, 
perhaps on the big island along the entrance from 17M.  Member DeAngelis 
recommended the applicant hire a landscape architect to assist with the design of the 
site.  Building Inspector Cocks added that Shop Rite needs to stop displaying outdoor 
merchandise, as Village code does not permit it. It’s been an ongoing battle with Shop 
Rite for years and they need to understand this is not permitted. Chairman Parise added 
that many of the curbs are cracked and broken and are in need of repair.  In addition the 
fencing around the entire property needs to be either repaired or replaced; and garbage 
needs to be cleaned up.  Building Inspector Cocks added that there was an issue with 
the property in April as the fence collapsed.  Building Inspector Cocks met at the site 
with Mr. Pope who said everything would be taken care of but it is still not done.  
Chairman Parise noted that the newly approved shop at home area for Shop Rite is 
going to be included in the special use permit review.  Member Cocks commented that 
this shopping center is fully occupied and very busy.  There is no reason the property 
owner cannot continuously maintain their property. 
 
9. 603 Stage Road Subdivision – Architectural Review – (219-3-7) 
 Present:  David Niemotko, Architect 
 
Engineer O’Rourke stated that all previous technical comments have been met. 
Architect Niemotko stated the renderings were revised per the board’s request showing 
more stone on the front of the building and not only the posts.  Architect Niemotko 
confirmed the building height provided on the table is to the highest point of the 
structure.  Engineer O’Rourke added that the livable floor area provided in the cover 
table should match the figures provided in the bulk table.  Member DeAngelis asked 
how many house options there would be.  Architect Niemotko stated only 3, one design 
for each lot.  Each lot will be different.  The board had no other comments or questions. 
 



 
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 8:45 p.m.  
 
 
 
 
 
 
 
 
 


