
VILLAGE OF MONROE PLANNING BOARD 
PUBLIC HEARING 
AUGUST 19, 2020 

MINUTES 
 
PRESENT:  Chairman Parise, Members Cocks, DeAngelis, Karlich, Allen, Hafenecker 
Engineer O’Rourke, Attorney Levinson, Attorney Kimple, Building Inspector Cocks 
 
ABSENT: Member Boucher 
 
Chairman Parise opened the meeting at 7:00 p.m. with the Pledge of Allegiance to the 
flag.  Chairman Parise stated that in conformance with the Executive Order 202.10 from 
the Governor we are permitted to hold virtual meetings.  
 
PUBLIC HEARING: 
 
1. Spring Hill Apartments – Site Plan – (207-4-11.1 & 15) 

Present:  Kevin Brodie, Architect; Joseph Nyitray, Brooker Engineering; Brian 
Brooker; Brooker Engineering; Michael Galante, PE, Hardesty & Hanover, LLC 

 
Chairman Parise read the public hearing notice into the record and acknowledged that 
the mailings have been received from the applicant.  Engineer Nyitray described the 
project as two apartment buildings, each two stories high, providing 34 units, 10 of 
which will be 2 bedroom and 24 will be 3 bedroom units.  The complex, located on 
Spring Street at the intersection with Franklin Avenue will be served by a central parking 
area having access from Spring Street.  There are 54 spaces provided.  The project is 
located next to Smith Clove Park and is in the recently rezoned URM district which 
permits multi family housing.  The site currently has an abandoned laundry facility 
building and an unimproved lot with a small family cemetery.  No variances are required 
for this project.  A streetscape was provided.  Engineer Galante stated a traffic study 
and analysis was conducted for this project with access from Spring Street.  The study 
was completed pre-pandemic under normal traffic conditions.  Peak hours were 
identified as 7:30-8:30 am and 5:00-6:00 pm.  Traffic estimates are 17 trips in the 
morning peak and 23 trips in the afternoon peak.  This traffic was added to the roadway 
condition and analyzed existing traffic condition and no build traffic condition, analyzed 
growth rate and a build condition.  The roads were found to be able to accommodate 
the traffic from this project and no mitigation is necessary.  It is understood there is 
currently some traffic delays on Spring Street but this project is not anticipated to add to 
the delays.  An accident report was also looked at for the area.  Chairman Parise asked 
if an analysis of traffic incidents had been done yet.  Architect Brodie explained that Lot 



1 has a building containing 23 units in it and is separated by a breezeway.  A common 
entrance in the rear facing the parking lot with an internal staircase.  The building is 
designed in a colonial style with hardi plank clapboard siding, a turret on the corner and 
stone along the lower portion of the building.  The façade has been varied with some 
bays and balconies.  The 2nd building contains 14 unit.  Both buildings are 2 stories tall 
and conform to the height regulations of the Village.  Chairman Parise opened the 
hearing to the public.  There was no one present from the public.  Chairman Parise 
noted that one written comment was received and he read the letter into the record.  
The written comment is from Donna Hansen, 37 Franklin Avenue, and asks the 
following questions: 
 
1. How many kitchens will each unit have? Is it really being built for anyone or will it 
be another exclusively Hasidic building as most new builds in this area now are. 
2. Is it going to be government subsidized housing? From what I’ve seen so far it 
appears to be low-end construction. 
3. How does Monroe plan to handle the extra traffic that will be added to an already 
overburdened area.  The YMCA’s request to build a pool was held up for years over the 
subject of traffic, so in all fairness, this project should be scrutinized as thoroughly. 
4. What happened to the “building moratorium” that Mr. Dwyer threatened the 
YMCA with at on of the many meetings we attended? 
5. How will Monroe address the decrease in property values that this monstrosity 
will inflict upon residents in the vicinity? Can we expect a reduction in our property tax 
since this is obviously going to negatively affect the property we already own as well as 
our quality of life? 
6. Please think about the life long residents of this village you have been chosen to 
represent.  Currently Franklin Avenue is being destroyed from the opposite end of the 
street with to (sic) McMansions going up that will probably be deemed temples to evade 
property tax even though Franklin Ave is not zoned for commercial use.  Now you are 
considering this hideous building which will only further destroy the feel of Monroe.  
Many of the homes on Franklin are 100 years old or more.  Please think about the 
people on this street who are begging you to make sure our interests are respected. 
 
Chairman Parise clarified for the record that the Planning Board receives plans and 
reviews them in accordance with the laws adopted by the Village Board.  The use of 
multi family housing is permitted on this site.  The board reviews plans thoroughly and 
according to law and review items such as traffic, parking, and safety.  The board takes 
into consideration the health, welfare and safety of the public during all planning 
reviews.  Chairman Parise requested the applicant’s consultants to answer the 
questions by Ms. Hansen. 
 



1. Architect Brodie responded each unit will have 1 kitchen.  Architect Brodie stated 
the applicant is a real estate developer and will be renting the units to whoever can 
afford to move into these units and whoever would be interested in moving into these 
units.  The writer needs to understand that nobody can be discriminated against when 
renting an apartment.  Engineer Brooker added there is a law caused the Fair Housing 
Act which states that by law, rentals cannot be rented exclusively to one group.  
Architect Brodie added that the applicant approached him about the project and noted 
there were not a lot of rentals in the area and was interested in increasing the available 
rental units. 
2. Architect Brodie responded this is not going to be government subsidized 
housing.  Architect Brodie responded to the comment of low end construction and 
stated this is not low end.  The quality of materials facing Spring and Franklin include 
Hardy plank cement board siding, stone bands at the bottom, powder coated aluminum 
railings; painted Azek raised panel bays, dimensional asphalt shingle roofs.  There are 
all pretty high end materials.  The rear of the buildings, which will not be visible from any 
roads, will be vinyl but is a higher quality vinyl siding.   
3. Engineer Galante responded to the traffic question.  A full and very detailed 
traffic report was provided to the Village for consideration and review, which was also 
reviewed by the Village’s traffic consultant who basically agreed with the findings.  It is 
important to note this is a 34 unit development, not a YMCA adding a swimming pool 
and really cannot compare the two.  Comparisons to 5 other developments were 
included in the traffic study and it was determined that the impact this development will 
have on area roads is insignificant, minor and shows no change to levels of service or 
increase of delay concluding that no offsite mitigation is necessary.  Engineer Brooker 
added that the planning board has looked at the traffic patterns in and out of the 
development and has asked us to provide alternate entry/exit concepts.  4 additional 
concept plans were provided and the planning board has settled on a driveway plan of 
one way in and one way out on Spring Street and a full service driveway on Franklin 
Avenue.  Attorney Levinson added that the YMCA application was a different type of 
application.  It was held up for quite some time due to the issue of crossing the Heritage 
Trail and looking for alternate means for ingress and egress.  The applicant is not in the 
position to compare the two projects as they are dissimilar.  Architect Brodie responded 
to the writer’s comment that this project will not benefit the community.  Architect Brodie 
stated he lives on Spring Street and is familiar with the area and noted there is a lack of 
rental units in Monroe and this will benefit the community as it will give people who don’t 
want, or cannot afford a single family home, the option or opportunity to live in a nice 
apartment, and it will benefit the Village by bringing paying customers to the businesses 
and restaurants in the Village not to mention the taxes this facility will be paying to the 
Village and the fact that it is improving  an otherwise abandoned and dilapidated lot.  
Discussion was held as to 1 bedroom units being considered.  Engineer Brooker 



explained that the original plan contained 1 bedroom units but that plan required 
variances.  When the applicant went to the ZBA they were not in favor of variances and 
did not encourage the applicant to move forward with that plan.  Due to this, the 
applicant redrew the plan to fit within the zone and code which provides for 2 and 3 
bedroom units.  In addition, at the ZBA meeting the public came out and was opposed 
to the project stating no young people would come here and rent these smaller units 
and the project wouldn’t survive, thus the change to 2 and 3 bedroom units.  Member 
Hafenecker felt that young professionals would not be interested in 3 bedroom units.  
Engineer Brooker replied what is happening with COVID more people are being 
required to work from home and require the extra home space for office and workplace. 
4. This is not something this applicant can comment on and has no knowledge of. 
5. Architect Brodie responded that from an architectural standpoint, what is on the 
site now is horrendous, what is across the street on Franklin is horrendous, and any 
improvement could only help nearby property values. 
6. Chairman Parise addressed what the role of the planning board is when an 
applicant comes before the board. 
 
Chairman Parise again asked if anyone from the public had any comments.  There was 
no one present. 
 
On a motion made by Member Parise and seconded by Member Hafenecker, to allow 
written comments and ensure there was no oversight or problem as to why no one from 
the public participated in the meeting it was unanimously Resolved, that the Public 
Hearing for Spring Hill Apartments Site Plan be continued to September 14, 2020. 
 
REGULAR MEETING 
 
1. Spring Hill Apartments – Site Plan – (207-4-11.1 & 15) 

Present:  Kevin Brodie, Architect; Joseph Nyitray, Brooker Engineering; Brian 
Brooker; Brooker Engineering; Michael Galante, PE, Hardesty & Hanover, LLC 

 
Chairman Parise stated the applicant did a very thorough job presenting the project.   
Updated plans with the new driveway configuration be presented for the next workshop.  
Member Karlich asked about parking and feels there should be more parking, especially 
to accommodate guests.  Engineer Nyitray stated the code requires 42 spaces and they 
provided 54.  Chairman Parise stated parking was already discussed.  Engineer 
O’Rourke added that the applicant exceeds the required number of parking but 
reminded the board that this is a special use permit and parking can be reviewed.  The 
applicant can provide land bank parking and if parking becomes an issue, the land bank 
parking could be utilized, but in the interim there would not be a sea of pavement.  
Engineer Connell added that parking can be based on units or bedrooms and in her July 
review she stated the applicant should explain why 54 spaces would be sufficient and 



get some explanation as to why there is no overflow parking.  Member Karlich added 
that there is no parking on Spring Street.  Chairman Parise asked if parking on Franklin 
Avenue has been considered, although in the winter parking in the street is not 
permitted.  Engineer Brooker stated they will come back with a revised plan and discuss 
parking.  Member Allen asked to be provided with plans that show the difference with 
more parking spaces and with land bank parking.  Member Karlich asked for renderings 
of the buildings for the parking lot side so the board can see what that side will look like. 
 
ADJOURNMENT 
 
On a motion made by Member Cocks and seconded by Member Allen it was 
unanimously Resolved that there being no further business, the Meeting be 
adjourned.  The meeting was adjourned at 8:15 p.m.  
 
 
 
 
 
 
 
 
 


