VILLAGE OF MONROE
ZONING BOARD OF APPEALS
MINUTES
November 12, 2024

PRESENT: Chairman Baum, Member Doherty, Member Gilstrap, Member Lanari, Member
Margotta, Alternate Member Benrose, Board Attorney Torre, Building Inspector Cocks and
Assistant Building Inspector Berberena.

Chairman Baum called the meeting to order at 8:00 p.m. with the pledge of allegiance

Public Hearing of Application 15 Park Avenue

The application of Abraham Levy on behalf of 15 Park Ave, LLC for area variances from FAR
Law Section 200-24.1B to permit construction of a single family dwelling which will exceed the
maximum floor area ratio by 1,927 SF (1,538 SF maximum permitted; 3,465 SF proposed) and
which will which will have less than the minimum lot area of 10,000 SF (5,698 SF proposed),
less than the minimum lot width of 100’ (56.85 proposed); less than the minimum rear setback
of 35’ (23.9’ proposed); less than the minimum side setback of 15’ (7.1’ proposed); less than the
minimum total side setback of 30’ (18’ proposed); and more than the maximum lot coverage of
25% (42 % proposed). The property is located in the SR-10 Zoning District and is identified as
Tax Lot 202-2-11.1 on the Town of Monroe Tax Map and is known as 15 Park Avenue.

Mitchell Maier, the attorney for the applicant was present. Michael Phillips, the principal of 15
Parker LLC, the owner of the property, was present.

Member Gilstrap recused himself from hearing the application. He is a neighbor and received the
public hearing notice. Chairman Baum appointed Alternate Member Benrose to hear the
application in place of Member Gilstrap.

The application is subject to GML review. The matter was sent to the County Planning
Department on 10/31/24. No response has been received and the 30 days have not passed. The
Board cannot make a final determination tonight.

The variances were reviewed. Building Inspector Cocks sent a memo dated 11/6/24 indicating
that due to further review of the application certain variances were not required because the
property fell under the small lot section. Lot area variances, lot width, side yard and total side
yard variances are not required. The only variances necessary are for exceeding the FAR,
exceeding the lot coverage, and for a rear set back.

The maximum square footage permitted under the FAR law is 1,551 SF. This is based on a lot
area size of 5,742 SF with a permitted FAR of .27. The applicant proposes to raze the existing
house and build a new house of 3,465 SF. The house will exceed the FAR by 1,914 SF.



The maximum permitted lot coverage is .25%. The application is proposing a lot coverage of
42%.

The minimum rear setback is 35°. The applicant is proposing a rear setback of 23.9’.

Attorney Maier stated the house being proposed is similar in size to the house behind this lot and
next door. It will not be out of character. Member Margotta noted that the other lots are twice as
big as the applicant’s, according to the tax maps.

The applicant should provide further information on these lots regarding lot size and house size.

Mr. Phillips purchased the house before the current FAR law was adopted. At that time the FAR
had an exemption for certain lots shown on a subdivision plot filed with the County. The law was
subsequently amended and eliminated that exemption. It is not known if he would have qualified
for the exemption. Mr. Phillips bought the property with the intent to build a bigger house on the
lot.

The public hearing was opened.

Corey Woods- 48 Park Avenue

He has lived on the block for 12 years. He is at the end of the block on the other side of the
street. The house will be too big and out of scale with the neighborhood. It will change the
character and feel of the block that has other small houses. When the house next door to the
applicant’s was built, it changed the character. This big house will only further change the
character.

His neighbor at 49 Parker did not receive notice of the meeting. She is against it too.

Abraham Wertzberger- 33 Highland
He likes the new houses. It makes the street look nicer. He is in favor of the project.

An email was received from Yankey Fogel at North 326 Main Street. He is concerned with the
trees separating the properties dying and potential for lack of privacy if the windows face his
house.

Board members voiced concerns over the size and mass of the proposed structure. It is more than
double the FAR. It is at a greater scale and mass than other houses and would change character of
the neighborhood.

Discussion on lot coverage and drainage ensued. The Planning Board will review the plans for
water runoff.



The applicant’s attorney stated he will discuss with his client and consider revising his plans to
decrease the size of the house.

Motion by Chairman Baum to adjourn the public hearing to 12/10. Seconded by Member
Margotta; All in favor.

Public Hearing of Application Norwich Lane

The application of Guy Melita for area variances from FAR Law Section 200-24.1B to permit
construction of a detached garage with an accessory apartment on the second floor which will
exceed the maximum floor area ratio by 1,072 SF (4,511 SF maximum permitted; 5,583 SF
proposed) and from Section 200-26.21 to exceed the maximum allowable size of an accessory
structure of 1,200 SF (1,350 proposed). The property is located in the SR-20 Zoning District and
is identified as Tax Lot 227-1-57.2 on the Town of Monroe Tax Map and is known as 4 Norwich
Lane.

Guy Melita, the owner was present. He stated that he is seeking to construct a 2-car garage with
an apartment above. His sister is ill, and he wants the apartment for her to live in. It is not
intended to be rented out, but only for her or family.

His lot is 2.4 acres (100,240 SF). There are 2 houses on his street. Norwich is really a private
driveway.

The existing house is 4,233 SF and the new garage structure will be 1350 SF. The total of both
combined is 5,583 SF. This is over the maximum FAR for his lot of 4,511 SF (.045). The house
itself is 2,582 SF without including the basement and garage. The garage would take the place of
a 12 x 12 shed.

The FAR law provides for a sliding scale of floor area ratio based on the lot size. For a 100,240
SF lot the maximum FAR is .045. A greater FAR is permitted on lots that are less than 5,000 SF
which are permitted a FAR of .28.

According to Building Inspector Cocks, the shed is not counted in the FAR because there is an
exception for accessory structures 12 x 12 or less. There is also an exemption on garages up to
500 SF. Once the garage or accessory structure exceeds the exemption size, the entire portion is
applied in calculating the FAR, not just the excess over the exempted amount.

A discussion ensued regarding the size of the proposed garage. The building plans provided to
the ZBA differ from the plans the Building Inspector reviewed. The proposed garage appears to
be closer to 1800 SF and not 1350 SF. This discrepancy is to be resolved and a new
determination made by the Building Inspector based upon the correct plans.



The survey presented did not show the proposed location of the garage. A survey needs to be
submitted showing where the garage will be constructed.

The building plans should show the total square footage of the garage area and the apartment
area. The Board would also like to know what portion of the square footage are the stairs and the
utility room on the 1% floor.

The public hearing was opened. No one spoke.

Mr. Melita should submit the survey and the correct and/or updated plans, at least 2 weeks before
the next meeting.

Motion by Chairman Baum to adjourn the public hearing to 12/10. Seconded by Member
Margotta. All in favor.

Approval of August 13, 2024 Minutes.

The approval of the minutes of August 13, 2024 was tabled until the December 10, 2024
meeting. Board Members should review and email any comments or proposed changes to the
Chairman.

Adoption of Written Decision for 10 Winchester Drive.

The Board reviewed the written decision for 10 Winchester Drive. Motion by Member
Dougherty to adopt the decision. Seconded by Member Lanari. 4-0 in favor of adoption (Member
Margotta abstained).

Old Business.
123-125 Elm Street is still before the Planning Board for the SEQRA review. Once the Planning
Board renders a negative declaration, the applicant will notify the ZBA and a public hearing will

be scheduled.

New Business.

There were no new applications received.
There being no further business before the Board, Member Margotta moved to adjourn.
Seconded by Member Gilstrap. All in favor.

Meeting adjourned at 9:35 PM.






