
VILLAGE OF MONROE PLANNING BOARD 
REGULAR MEETING 
FEBRUARY 10, 2020 

MINUTES 
 
 
 
PRESENT: Chairman Parise, Members Cocks, DeAngelis, Karlich, Boucher, Allen, 

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. 
 
PUBLIC HEARING: 
 
1. 310 Stage - Multifamily Housing – Site Plan – (213-1-31) 
 Present:  Michael Morgante, PE, Arden Consulting Engineers; Paul Edwards 
 
Chairman Parise read the public hearing notice into the record.  Chairman Parise 
acknowledged receipt of the proof of mailings from the applicant.  Engineer Morgante 
described the project on a parcel on Stage Road near the intersection of 17M.  There is 
currently a house on site being used as an apartment building.  This building will be 
demolished and new construction of 6 townhouse style units will be in its place.  These 
units will have two bedrooms each with one garage.  8 additional parking spaces will 
serve the site.  There will be a retaining wall along the northern property line.  These 
units will be rentals.  An extensive review has been done so far with the planning board 
including delineating DEC wetlands and the 100 ft wetland buffer; the site is located in 
an archeologically sensitive area and the applicant has performed an extensive 
archeological study with NY SHPO.  Engineer Morgante showed renderings of the 
proposed buildings.  Chairman Parise opened the matter to the public.  Richard 
Schiesswohl felt the building was on the national historic register and didn’t understand 
how the building could be demolished.  Engineer Morgante explained that SHPO has 
approved the project and the building is clear to be demolished.  Mr. Schiesswohl asked 
how tall the retaining walls would be.  Engineer Morgante explained the wall would 
begin at 8’ and would go down to about 6”.  Mr. Schiesswohl stated he liked the design 
and size of the buildings and felt it looked great but was curious as to how much of 
these buildings he was going to be able to see from his property.  It was agreed that 
Engineer Morgante would meet with Mr. Schiesswohl at his property and would 
describe what, if any portions of the building could be seen from Mr. Schiesswohl’s 
property.  There were no other questions from the public.  The board agreed that the 
public hearing should be left open to allow the applicant’s engineer and the neighbor to 
meet and report back to the board with the potential for more screening from neighbors.   
 
On a motion made by Member DeAngelis and seconded by Member Boucher, in order 
to allow time for the applicant and neighbor to meet, it was unanimously Resolved, that 



the Public Hearing for 310 Stage Road Multi Family Housing be continued to 
March 16, 2020. 
 
REGULAR MEETING: 
 
 
1. 310 Stage - Multifamily Housing – Site Plan – (213-1-31) 
 Present:  Michael Morgante, PE, Arden Consulting Engineers; Paul Edwards 
 
Chairman Parise had a list of items that still needed to be addressed.  Orange County 
Sewer gave conceptual approval but we still needed something in writing that they 
approved the plan.  Engineer Morgante would forward the information.   Chairman 
Parise noted that SHPO has been addressed.  Chairman Parise asked if the Village 
Board accepted the sewer force main, fire access and pump station agreements.  
Engineer Morgante stated he did not go to the Village board yet but would take care of 
this.  Chairman Parise advised the board to have any outstanding items ready for the 
next workshop to address with the applicant and/or include in the special use permit.  
Engineer O’Rourke added that since this is a Village road they will need a highway work 
permit from the DPW.  Engineer O’Rourke did not have an approval from OC Sewer yet.  
Also, the invert of the sewer line is running through the building and this still has not 
been addressed.   
 
2. The Q – Site Plan – (222-1-13, 14, & 15) 
 Present:  Steve Esposito, PE 
 
Chairman Parise stated that a draft resolution was drafted by counsel for the board to 
consider.  Attorney Reineke made a slight modification making this a conditional waiver 
based on the applicant receiving site plan approval.  The waiver does not become final 
until final site plan approval is given.  The only thing granting a conditional waiver at this 
point can do is to give the applicant permission to submit an application as if this were a 
single parcel.  If the board is satisfied with all of the conditions and is satisfied to grant 
site plan approval, then the waiver will become a part of the final approval.  This 
resolution, if granted, only gives the applicant the ability to pursue site plan review and 
go through the planning process.  If for whatever reason the applicant does not meet all 
requirements and does not obtain site plan approval then the waiver is no longer valid.   
 

RESOLUTION ON REQUEST FOR CONDITIONAL WAIVER 
PROJECT NAME: THE Q  

APPLICANT OWNER: 41 STILL ROAD LLC (222-1-13, 14 and 15) 
 

 WHEREAS, the applicant owner is the record owner of three tax parcels in the 

Village identified as Section 222, Block 1, Lots 13, 14 and 15 (an enlarged copy of the tax 

map showing the parcels is annexed to this resolution), and 



 WHEREAS, the applicant in seeking development of multi-family buildings has 

requested the Planning Board to consider a waiver under Section 175-21 of the Village 

Code, and 

 WHEREAS, the applicant has shown that of the three parcels, tax lot #15 is 

landlocked, tax lot #14 is slightly more than a half acre and accessed only by a 30' right 

of way and tax lot #13, a flag lot, has the direct access to Still Road by means of Stephen 

Lane, a private poorly developed roadway; and 

 WHEREAS, the subject property is located in the UR-M zoning district and is one 

of the properties identified in the 2017 Comprehensive Plan of the Village for multi-family 

housing. The property is located in close proximity to Route 17M, a signalized 

intersection. Shopping is also available before reaching Route 17M; and 

 WHEREAS, the applicant has provided a constraints analysis map which, 

assuming each parcel had access, shows that significant portions of the lands are 

burdened by wetlands, wetlands buffers, easements, right-of-ways and setback 

requirements demonstrating that it would be extremely difficult, if not impossible, to 

economically develop the properties as they currently exist in multiple parcels especially 

since the development would necessitate a public road being installed, further removing 

buildable areas from the lot closest to Still Road; and 

 WHEREAS, the applicant has requested that the Planning Board consider two 

alternatives that would allow the project to move forward. Alternative #1 would be to make 

a determination that the proposed use is a commercial use notwithstanding the fact that 

the zoning refers to multi-family units and multi-family residential.  The second request 



made by the applicant is for the Board to consider granting a waiver of the provision 

banning merger of lots except for commercial purposes; and 

 WHEREAS, the Board’s ability to grant waivers as noted above is specifically 

included in the subdivision regulations, and it appearing from the submitted information 

that the subject properties would cause unusual hardship or extraordinary difficulties 

because of the conditions as more specifically outlined in Section 175-21; and  

 WHEREAS, any waiver considered by the Board may only be granted if the Board 

is satisfied that the public interest is protected and the development is in keeping with the 

general spirit and intent of this chapter; and 

 WHEREAS, this chapter involves Planning Board reviews and accordingly, the 

proposed action falls within the Board’s discretion and the Board being satisfied that the 

elimination of unbuildable lots and severely constrained lots could allow development of 

the parcels thereby contributing to the tax base of the Village; and 

 WHEREAS, the Board further can assure that a site plan approval includes such 

improvements to Stephen Lane as to benefit the access to the existing lots serviced by 

that roadway; and 

 WHEREAS, the area encompassed by these three lots is one of the designated 

areas for multi-family housing and that by consolidating the lots, the Board can consider 

a single site plan for development of a parcel in accordance with the most recently 

updated Comprehensive Plan for the Village. 

 NOW, THEREFORE, based upon the foregoing, motion made by Member Cocks, 

and seconded by Member DeAngelis to conditionally grant a waiver as authorized by 

Section 175-21 of the Village Code and permit for review consolidation of tax lot parcels 



222-1-13, 14 and 15 for the reasons stated above. If the applicant processes its proposed 

plan and establishes compliance with all other provisions of the Village Code and all other 

regulatory obligations, then upon a favorable vote for final approval by this Board the 

waiver shall become final and part of the resolution of approval.   

In electing to grant this waiver, the Board does not attempt to address the seeming conflict 

between multi-family dwellings being defined as residential in the Village Code and yet 

treated for all other purposes as commercial. 

 

Votes: 

Chairman Parise  AYE 

Member Cocks AYE 

Member DeAngelis AYE 

Member Karlich AYE 

Member Boucher AYE 

Member Allen AYE 

 

  



 
 
 
 
 
 



3. 681 Rt. 17M/Stone – Commercial to Residential Conversion – (212-2-7) 
 Present:  John Loch, AFR Engineering; Patricia and Jay Stone, Owners 
 
Engineer Loch submitted revised plans based on Building Inspector Cocks and 
Engineer O’Rourke’s comments.  In addition, Building Inspector Cocks issued a 
determination that no variances are required for this project.  All setbacks are met.  The 
detached garage is existing from 1915 and will remain.  Chairman Parise asked if lead 
agency would still be required.  Engineer O’Rourke stated there are no other permitting 
agencies, but Orange County 239 referral will still be required.  A public hearing is also 
required.  The board discussed the large parking lot area and felt all that blacktop was 
no longer necessary if the property was going back to residential.  Ms. Stone stated she 
already has landscaping and shrubbery on the site which would remain.  The board 
would be satisfied with grass replacing the blacktop on the left side and front of the 
property, leaving the blacktop for a driveway and 4 parking spaces at the rear of the 
property.  The board wants to see the plan updated with the removal of the blacktop 
prior to setting a public hearing.  
 
On a Motion made by Member Cocks and seconded by Member Karlich it is 
unanimously Resolved that the Planning Board declares itself Lead Agency for the 
application of 681 Rt. 17M Commercial to Residential Conversion. 
 
Approval of Minutes 
 
On a motion made by Member Allen and seconded by Member Boucher, it was 
unanimously Resolved that the Minutes of the January 8, 2020 meeting be 
approved.   
 
On a motion made by Member Karlich and seconded by Member DeAngelis, it was 
unanimously Resolved that the Minutes of the January 13, 2020 meeting be 
approved.  Member Allen abstained due to absence. 
 
 
ADJOURNMENT 
 
On a motion made by Member Boucher and seconded by Member Allen it was 
unanimously Resolved that there being no further business, the Meeting be 
adjourned.  The meeting was adjourned at 7:40 p.m.  
 
 
 
 
 
 
 


