VILLAGE OF MONROE

PLANNING BOARD
Workshop
Monday, February 10, 2025 @ 7:00 P.M.

Present: Chairman Boucher, Members Umberto, Kelly, Karlich, lannucci and Hafenecker, Attorney
Cassidy, and Engineer Higgins, and Engineer Barber

Absent: Member Allen
Pledge of Allegiance.

On a motion made by Member lannucci and seconded by Member Hafenecker it was resolved to:
Open the Meeting.

Site Plan Review — 72,500 SF Commercial Building / Office & Retail
208 Business Center (201-3-3, 4, -7 and -8)
Located at the intersection of NYS Route 208 and Gilbert Street Extension, near the YMCA

Application for Site Plan Approval for the development of a 72,500 square foot commercial building with
office and retail uses. The development is located in the GB Zone along NYS Route 208. Two additional
traffic lights are proposed, one at Schunnemunk St & NYS Route 208 and one at N Main St and
Schunnemunk St

Applicant was not present.
Amended Site Plan Review & Special Use Permit — Daycare

330 Stage Road —(213-1-30)
Located at the corner of Stage Rd and Route 17M

Additional tenant space for Daycare
Present representing the applicant: David Niemotko from David Niemotko Architects

Per Mr. Niemotko they made a lot of progress and revised the plan to add the playground and extended
the parking area. They corrected the turn around and got interpretations from the Building Department
on some preexisting items and noted that the floodplain comments will be addressed during the
Building Department submission for a floodplain permit. Floodplain elevations were also noted on the
plans and the window sills were raised. A traffic study was submitted that will be forwarded to the
Village traffic consultant for review. Engineer Higgins went over his comment memo dated February 6,
2025 (attached). Chairman Boucher asked Mr. Niemotko about the status of the parking spaces that are
on a slope. Mr. Niemotko believes about 8 parking spaces are affected. Chairman Boucher inquired
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about the possibility of moving the parking and Mr. Niemotko feels that would mean disturbing the land
unnecessarily and they do not anticipate a lot of the spaces to be used since parents will not be there for
any extended period of time. Engineer Higgins suggested increasing the spacing between each parking
space. Mr. Niemotko and the Board agree with this plan to address parking on a slope. Chairman
Boucher asked if equipment will be put on the playground and Mr. Niemotko is unsure at this point
since the specifics are regulated by the state depending on age groups of the children and what
equipment is allowed and agreed to research it further. Member Hafenecker asked roughly how many
children will be at the facility. Mr. Niemotko responded that the numbers will start small then increase
with a maximum of around 130 but noted that the number of children is based on the square footage of
the facility since it is a NYS regulated daycare. Mr. Niemotko mentioned that the comments from the
Orange County Planning Department 239 were received (attached) and they are agreeable to them. Mr.
Niemotko addressed item #9 regarding lighting. They purposely lit the northside of the building and not
the west side since it will not be used during the night and the side that faces Route 17 will have no
building mounted lights since there will be no pedestrian traffic. Engineer Higgins mentioned that there
is a street light also that will light the site. Member lannucci asked about the existing stairs and if they
would be removed since they are not used and will not be lit creating a dangerous situation. Attorney
Cassidy said if the stairs remained they would need to be lit. Mr. Niemotko noted that many items have
been addressed and they are in good shape he also passed out renderings to show the new siding and
paint to soffits and facia. He mentioned they are awaiting the comments from the Village traffic
consultant and would like to schedule the public hearing. Member Umberto brought up his concerns
about the proximity to the Ramapo river and flooding. He is wondering if the green dam that is there
works and worries how the water will affect the situation downstream. Engineer Higgins wanted to
confirm that they are not doing any grading or filling in the floodplain or flood way. Mr. Niemotko said
that is correct and the only thing that is being done is the fence and parking turn around and sealing up
the windows. Member Umberto stated that the green flood barriers are still physically on the site and
Mr. Niemotko stated they would be removed. Engineer Higgins clarified that the flood mitigation
barrier would be removed and in lieu the building would be waterproofed. Engineer Higgins asked what
material the fence is and Mr. Niemotko replied that it is wire mesh. Engineer Higgins stated that the
fence would have to be maintained and clear of debris so the water could flow through. Scheduling the
Public Hearing was discussed and Attorney Cassidy anticipates that we could assume lead agency in
March and schedule the Public Hearing for April. This assumes that we have the submission for
architectural review and go over the traffic study and do any cleanup items at the March 10" workshop
and assume lead agency and schedule the public hearing for April at the March 25™ meeting.

Site Plan Review — Proposed 2,000 SF addition
123-125 Elm Street — (207-1-2&3)

Proposed 2,000 SF addition & 4,000 SF addition above. Office space and to support the existing auto
body repair shop

Present representing the applicant: Michael Morgante from Arden Consulting Engineers and Mr. Lipa
Deutsch

Parking on the site was addressed and per Mr. Morgante, they would like the move the impound lot
from the main site to the fenced lot across the street. He also mentioned keeping the rental cars in the
same parking area as well as vehicles requiring insurance appraisal. Member lannucci asked why this
wasn't mentioned initially and that it was supposed to be employee parking. Mr. Morgante mentioned
that Attorney Cassidy suggested a plan that meets code without using the overflow parking lot in case
that lease is terminated, that way the business would still be able to operate if that were to happen.

2



Attorney Cassidy mentioned that they will have to go to the Zoning Board of Appeals since they will have
more than 5 cars stored and the applicant would be assuming the risk that the ZBA wouldn’t grant the
variance. Mr. Morgante said the owner is trying to maximize the property use while conforming to
Village code and what the Planning Board is comfortable with. Chairman Boucher asked how many
impound cars fit in the current impound area and Mr. Morgante answered about six. He also noted if
they lost the lease parking lot across the street, they just would not be able to impound cars and it
would not have a great impact on the company’s ability to operate. The same was true for the rental
cars. He stated that they have this land lease that they really don't need for employee parking so they
would like to utilize it in some way. The Planning Board's concern is if the lot across the street is utilized
many cars will be stored there. If it's used for employee overflow parking it's cleared at the end of the
day when the employees leave. Member Umberto mentioned that at the January 13" Planning Board
meeting Mr. Morgante told the board that the parking lot across the street would be only utilized for
employee overflow. However, today we are talking about impounded cars, cars awaiting insurance
appraisals, cars waiting to be picked up, and rental cars. Chairman Boucher asked about the cars
awaiting insurance appraisal and Mr. Morgante believes that these cars will be drivable and not in bad
shape however that is not specified anywhere. Chairman Boucher mentioned that he's concerned the
cars awaiting insurance appraisal would be leaking fluids. Mr. Morgante asked if there could be a note
on the plan stipulating the condition of the cars to be put in the lot across the street and what is
permitted. Attorney Cassidy would like to schedule the public hearing to continue to discuss the parking
situation and noted that we did not get the county license agreement yet and the public hearing would
be held open if they signed agreement from the county was not received by that date. Mr. Morgante
mentioned that he would bring the parking concerns to the owner. Attorney Cassidy mentioned that
she's circulated comments regarding the landscape buffer easement, and she wanted to make it clear
that it is to be maintained in perpetuity and that the point of the buffer is to provide screening. The
feasibility of putting the impound lot across the street was discussed because they would most likely be
coming in via tow truck and that parking lot would have to be accessible for a non-drivable towed in car.
Per Attorney Cassidy the record will reflect that the Public Hearing was set for February 25, 2025 and
the public hearing notice would be circulated the next day.

Mr. Morgante provided siding samples for the building.

Site Plan Review - Proposed new 3,342 SF 2 Story Building
573 Route 17M — (220-5-19)

Building is currently Lakeside Pet Lounge between Monroe Pharmacy & Orange Collision autobody.
Proposed removal of existing building and new 23,342 SF 2 story office building

Present representing the applicant: Michael Morgante from Arden Consulting Engineers

Engineer Higgins went over his comment memo dated February 6, 2025 (attached). Mr. Morgante
noted that he just got involved with this project and has prepared a grade and utility plan for review. He
wanted to come before the board and go over a few of the items. Member Umberto suggested taking a
look at the project and answering some of the concerns then coming back next month when he is more
familiar.

Engineer Higgins and Mr. Morgante had a discussion regarding the wetlands. Per Engineer Higgins New
York State, DEC changed their wetland regulations and prior to January 1, 2025 if you didn't have a
mapped freshwater wetland on or near your property essentially you did not have a New York State DEC
freshwater wetland. What they started as of January 2025 is that you would have to submit to the DEC a
parcel inquiry, and they would advise you whether you have potentially a freshwater wetland on near
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your property and if so, they would refer you to the regional office and you would have to coordinate
with that office to determine the boundaries. Based on the mapping a parcel inquiry must be done on
this site. Mr. Morgante wanted to advise the board that he would have to work out with the DEC to
make the stormwater facilities work on site, he will have to discharge the outflow from the stormwater
management system into the stream. This would require him to go into the hundred-foot buffer. He
stated there are a few hoops that he would have to jump through with the DEC he wanted to make the
board aware. Mr. Morgante also noted that he did an aerial fire truck turning analysis and he can get
around the site. Chairman Boucher noted that the access roadway would need to be completely redone.
Mr. Morgante is aware of this and they have traffic engineers working on the project. It was agreed that
we are at the early stages of the project and there is still much work to be done especially regarding
storm water management. '

Site Plan Review — Proposed addition / Condos
581 Route 17M Monroe Pharm Plaza Condos —(220-5-16.312)

Proposed 14,370SF 2 story office addition
Present representing the applicant: Avi Weinberg from Weinberg Lim Engineering

Mr. Weinberg gave a brief overview of the changes he made and mentioned that one of the board
members previously was concerned with accessing the front of the building from the rear parking lot.
Because of this the applicant reached out to the architect and came up with a 5-foot corridor coming
from the front of the building to the back. They also were able to clean up the site and make room to
have some additional landscaping. Engineer Higgins went over his comment memo dated February 6,
2025 (attached). Attorney Cassidy clarified that the condominium is just a form of ownership and each
individual unit will be for office spaces. Attorney Cassidy went over her memo dated February 6, 2025
(attached) regarding the subdivision. She also noted that the application must be updated to note the
appropriate owner. Mr. Weinberg will forward the SHPO docs he has to the board. Per Attorney
Cassidy the next submission should at minimum include the plat so that we can start the sketch. Mr.
Weinberg also said they would provide a completed EAF at the next submission so that we could declare
lead agency. Regarding lighting Mr. Weinberg said the glare from the lighting would be reduced with
shields and asked if they could substitute flowering dogwood instead of what was originally planned.
Engineer Higgins believed that the proposed trees would be more suitable. Member Hafenecker
mentioned that on that site currently there is a very intense strobe light every night and was asking if
Mr. Weinberg could speak to the owner about it. Attorney Cassidy believes that strobe lights are against
code and Mr. Weinberg will address it with the owner. Chairman Boucher asked about the standard for
lighting and Engineer Higgins replied, dark sky friendly is the code. Engineer Higgins said the analysis was
based on the current fixtures that are showing glare across the property line. The issue is if the current
lighting is going to have shields put on to mitigate the situation what happens if the shields are not put
on or the shield falls off? The glare mitigation should be in the fixture itself. The dark sky friendly
fixtures have recessed luminaires that limit the throw and his suggestion is to use two less intense lights,
that would not glare across the property line, instead of one more intense light. Chairman Boucher
asked if emergency services were notified. Mr. Weinberg believes they were and will forward the
documentation. Attorney Cassidy mentioned that she originally classified the application as a major
subdivision, but she would probably need an interpretation from the Building Inspector on whether this
is a major or a minor subdivision. It is her thinking that since we are not creating a new street or
extending village facilities and units are defined not lots, she believes it could be a minor subdivision.
Per Attorney Cassidy our first step is to adopt a resolution and declare lead agency then proceed. We
will have to make a determination on major or minor subdivision, and then there are a set of procedures
to be followed in the code. Mr. Weinberg is going to revise the EAF and submit it in the next few days
and he will be on the schedule for the February 25" meeting to declare lead agency. In the interim
Attorney Cassidy will try to get a determination from the Building Department on the subdivision
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classification. Attorney Cassidy will research if we need to do a coordinated review or not on this
project and at the next meeting, we will authorize the 239 and declare lead agency and a public hearing
would tentatively be in April.

Application Site Plan and Special Permit
386 Rt 17M - (217-3-12)

For sale and storage of lumber and building materials
Present representing the applicant: Avi Weinberg from Weinberg Lim Engineering

Mr. Weinberg stated that he was recently retained by the applicant. Chairman Boucher noted that the
submission was a “nothing burger’ and submitted late so it will be for next month and not tonight.
Attorney Cassidy stated that the whole issue with this site is that it was cleared without a permit so they
will have to go back in time to see the original state. This historic data can be found on the Orange
County GIS and shows quite a bit of disturbance and clearing. Attorney Cassidy showed Mr. Weinberg
the photos of the site from before they cleared it.

Mister Umberto asked if all violations have been paid but Attorney Cassidy mentioned that they could
not be and their being before the planning board is part of the court case. Chairman Boucher suggested
that Mr. Weinberg get copies of the violation history. Attorney Cassidy stated the owners asked to
come before the Planning Board as part of the court resolution and if they get approval it will be a
mitigating impact. She understands Mr. Weinberg was asked by the owner to submit something to
satisfy the judge but Mr. Weinberg should advise the owners that in the future it would be best if they
made complete submissions instead of telling the court they would come to the Planning Board when
they are not properly prepared. Chairman Boucher stated the violations were egregious. Member
Umberto mentioned how angry the public is with what has happened on this site with no approvals and
this should be relayed to the owners. Attorney Cassidy suggested that the owner give the court
appropriate updates and Mr. Weinberg replied that he would relay the sentiment of the board to the
owner.

On a motion made by Member lannucci and seconded by Member Hafenecker it was resolved to:
Adjourn the Meeting.

Village of Monroe Planning Board meetings may be viewed in their entirety at:
http://www.youtube.com/@monroevillagehall2935




Engineering and Surveying, P.C.
Village of Monroe
Planning Board Review
Project: 330 Stage Road
Tax Lot No. 213-1-30, 213-1-32.1 & 220-4-1
Reviewed by: David Higgins, P.E.
Date of Review: February 6, 2025

Materials Reviewed: Cover letter dated January 30, 2025 and Site Plan consisting of
Sheets 1 through 6 of 6 sheets dated January 24, 2024, last revised
January 30, 2025, Proposed Floor Plan dated April 29, 2024 and
revised January 30, 2025, all as prepared by David Niemotko
Architect; Trip Generation Report dated January 30, 2025 as prepared
by Creighton Manning.

The following items are listed to assist you in completing your submission to the Board.
It is only a guide; other items may be listed at future meetings. If you need further
assistance, please contact this office.

Project Description:

The project involves the merging of two lots and a change in use of the existing one
story mixed-use commercial building located at the intersection of NYS Route 17M
and Stage Road. Plans previously submitted proposed variations of uses including
the use of the building for a furniture store, retail, fitness gym and autobody repair.
The applicant is now seeking to divide the existing building into two uses with the
upper floor being wholesale retail furniture store, and the lower level being used for a
daycare.

We have the following comments on the plans provided:

1. The Land Use Determination indicates that the proposed Day Care use is permitted in the
GB District and subject to a Special Use Permit following §200-58. The Day Care
minimum lot size is 20,000 sq.ft. and the retail minimum lot size is also 20,000 sq.ft.,
meaning the combined minimum lot area is 40,000. The existing lot is 45,398 sq.ft. and
is compliant. The applicant is proposed to combine two lots to create a single parcel with
an area of 6.089 acres. (Informational)
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2. As noted in the MHE letter dated January 8, 2025 and the memo from Building Inspector
Cocks dated January 9, 2025, the applicant no longer wishes to have the barriers installed
in the floodplain and there is no proposed grade changes within the floodplain. The
applicant is proposing to flood proof the building and install fencing around the playground
area which will require a flood permit but will be handled with the Building Department
under the permitting process. (Informational)

3. A report has been provided by Creighton Manning which discusses trip generation,
parking and potential impacts. It is understood that the evaluation has bene provided to
Kimley Horn, the Village’s Traffic Consultant for review and comment.

4. Several of the parking spaces shown on the plans have slopes which approach 8%. Itis
noted that parking in slopes in excess of 5% may pose difficulties in opening vehicle doors
and accidentally allowing the vehicle doors to swing open, potentially striking an adjacent
vehicle. Design professional should address.

5. Project proposes the consolidation of Tax Lots 213-1-30, 213-1-32.1 and 213-1-51 into a
single lot. Consolidation of the lots shall be a condition of any Site Plan approval to be
issued by the Planning Board.

6. Per §200-44.J, parking lots and loading spaces shall be screened visually from adjoining
properties. The screening plan shall be approved by the Planning Board.

7. Per §200-45.J, parking lots shall devote 10% of the total required parking area to
landscaping, which shall meet the provisions of §200-32 (Trees and Landscaping).

8. Alandscaping plan has been provided consisting of 24 boxwood shrubs, 10 white cedar
trees and 6 dogwood trees. Planning Board should review the plan for adequacy.

9. Wall mounted light fixtures are shown only on the north side of the building. Lighting
should be provided on other sides of the building to provide adequate illumination for
entrances and pedestrian access.

10. Submission cover letter indicates that proposed signage will be provided with the next
submission.

11. This application has been referred to the Orange County Department of Planning for a
review under GML 239 based on its proximity to the Orange County Heritage Trail.

12. Project is subject to Architectural Review Board review and approval.

13. The submitted EAF form indicates the presence of potential endangered species habitat
(Northern Long-Eared Bat) as well as archeological sites. A letter dated October 16,
2024 was received from NYS Parks, Recreation and Historic Preservation indicating that
in their opinion no properties including archeological and/or historic resources listed in or
eligible for the New York State and National Register of Historic Places will be impacted
by the project. The letter states that it does not address potential environmental impacts.
It appears that all site improvements are located in existing paved or gravel areas.
(Informational)
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14. A public hearing will be required in accordance with § 200-72.E(4).

Responses to the above comments should be provided in writing by the applicant’s design
professional(s). Our office will continue review of submitted materials as they are received. If
you have any questions, please contact our office.

P.O. Box 687, Goshen, N.Y. 10924 | (845)294-3700
deh@lanctully.com




LAW OFFICE OF ELIZABETH K. CAssIDY, PLLC

7 GRAND STREET
WARWICK, NEW YORK 10990

P:845.987.7223 | F: 888.549.3886

WWW . EKCASSIDYLAW.COM

MEMO

TO: Village of Monroe, Planning Board
Applicant
CC: Terri Brink, Planning Board Clerk

John O’Rourke, Village Engineer
Ted Fink, Village Planner

FROM: Elizabeth K. Cassidy, Esq.

RE: Attorney comments on application of
330 Stage Road (213-1-30, 32.1)

March 11, 2024
Revised May 9, 2024
Revised 7-8-2024
Revised 9-9-2024
Revised 10-7-2024
Revised 11-26-2024
Revised 1-9-2025
Revised 2-6-2025

This application seeks site plan and special use permit to allow for retail and daycare use
at 330 Stage Road. In December 2024, the applicant revised the proposed use from retail/auto
shop to retail/daycare. Comments regarding the autobody were removed from my running
comments. The applicant has made a new submission. New material can be found in bold. I

offer the following comments:

Comment

Status

1. Application:

Comment satisfied

2. Inote the memorandums of David Higgins and Jim Cox and
the Land Use Determination dated November 13, 2024,

For Information

3. The project site is located in the GB zoning district.

For Information

4. The application is subject to 239 Review due to its location in | 239 review returned.
relation to Route 17M and the Heritage Trail. Applicant to address
7 GRAND STREET, WARWICK, NY 10990 PAGE 1
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OCDP comments

including traffic analysis.

5. The current iteration of the project, namely a day care facility

The project must meet the standards as set forth in § 200-58 as
well as the general special use permit requirements found in §
200-72

and retail use is a special permit use requiring a public hearing.

For Information

6. Project requires consolidation of tax lots 213-1-30, 213-1-32.1
and 213-1-51. Shall be made a condition of approval.

For Information

7. SEQR: Applicant submitted a revised long for EAF dated
December 26, 2024. Given the change, recirculating the EAF
to interested and involved agencies is recommended.

2-6-2025 — an amended notice of intent was circulated on
January 28, 2025

EAF complete

Planning Board declared
intent to be lead agency
and circulated a revised
FEAF on 10-22-2024

Flood mitigation to be
addressed to satisfaction
of Village Engineer.

8. Applicant to address loading.

The revised plan appears to eliminate the existing loading bay
door. The applicant to address loading for the furniture store and
its potential impact on site circulation. Per 200-44 (I) loading
spaces are to be located more than 200 feet from residential
district boundary.

2-6-2025 — The revised traffic flows do not address loading by
the retail store.

9. Parking and loading areas to be screened from adjoining lots.
See § 200-44 (J). Parking lots to be landscaped pursuant to §
200-45.J.

10. Project is subject to Architectural Review

2-6-2025 — architectural elevations have been submitted.
Planning Board to discuss. Applicant to submit material
specifications and samples.

7 GRAND STREET, WARWICK, NY 10990
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11. Planning Board to evaluate thresholds in the event of a change
in use that would trigger amended site plan review.

12. The prior application relied on flood barriers and flood plain
mitigation. Applicant’s Engineer advises by letter dated,
January 8, 2024, that the “applicant no longer wishes to have
the barriers installed and is pursuing modifications to the
building only to flood proof the building.”

Applicant to address impacts of improvements including proposed
turn around, dumpster enclosure and playground to be located
within the flood zone.

2-6-2025 — At the January 13, 2025 worksession, the applicant’s
architect indicated that the applicant intended to “flood proof” the
building by raising window sills, removing doors and parging the
building on the south side of the building. Engineer
Higgins/Building Inspector to advise on the acceptability of such
plan. :

13. Traffic — The applicant has been asked to provide a traffic
analysis as recommended by the Orange County Department of
Planning. The applicant may wish to consider developing a
scope for such study for confirmation by the Village’s Traffic
Engineer prior to undertaking such work.

As noted by Engineer Higgins, Applicant to address the timing
and number of bus trips so that a traffic study can appropriately
evaluate the impact particularly at the Stage Road and Route 17M
traffic light.

2-6-2025 Applicant has submitted a Trip Generation
Assessment prepared by Creighton Manning dated January
30, 2025. Assessment to be referred to Kimley Horn for
review and comment. I note that the plan relies on bussing of
both student and staff to mitigate traffic impacts. Any such
mitigations, if accepted by the Board, should be put into
approval resolutions.

14. Site Maneuverability — The applicant shows turning radii for a
NCHRP 659, Mini-Bus. It is noted that the proposed flow
shows travel on the opposite side of the lane from what is
typically driven in the United States and does not demonstrate

7 GRAND STREET, WARWICK, NY 10990 PAGE 3
PHONE: 845.987.7223

FACSIMILE: 888.549.3886

EKCASSIDYLAW.COM



how buses would drop off children. The movement also does
not account for buses coming south on Stage Road or for truck
vehicles used in connection with the furniture retail store.

2-6-2025 — Site Maneuvering diagrams have been modified.
No diagrams are provided for truck movements related to
retail you. I defer to Kimley Horn as to suitability.

15. Planning Board to evaluate the adequacy of proposed
landscaping.

16. Limit of disturbance excludes playground area.

2-6-2025 — Revised plans continue to exclude playground from
limit of disturbance. See Sheet C-2.

17. Parking — I note Engineer’s comment re parking calculation
(Comment # 5) and repeat the same.

2-6-2025 — Applicant has provided an ITE calculation for day
care. I defer to Engineer Higgins as to its acceptability.

These comments reflect an initial review. Our office reserves the right to provide additional
comments upon receipt of further submissions.
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County Executive

County Reply — Mandatory Review of Local Planning Action
as per NYS General Municipal Law §239-1, m, &n -

Local Referring Board: Village of Monroe Planning Board Referral ID #: MOV 01-25M
Applicant: Stage Development LL.C Tax Map #: 213-1-30, 32.1, and 51
Project Name: 330 Stage Road Local File #: none provided

Proposed Action: Lot Line Change, Site Plan and Special Use Permit to consolidate three existing lots and
redevelop existing building to be converted to day care and retail use, with expansion of existing parking lot;
architectural review of project included in site plan review

Reason for County Review: Within 500 feet of NYS Route 17M

Date of Full Statement: February 10, 2025

Comments:

The Department has received the above referenced lot line change, site plan and special use permit and has
found no evidence that significant intermunicipal or countywide impacts would result from its approval. We
would like to offer the following advisory comments:

Lead Agency: We have no objection to the Village of Monroe assuming Lead Agency status for this project.

Traffic: We have received a copy of the Traffic Impact Analysis prepared for this project. The proposed use of
busing for both students and staff will significantly reduce traffic impacts to the site and the surrounding area
during both AM and PM peak hour travel.

Historic and Archeological Resources: We note that all proposed buildings and appurtenant development
currently exist onsite. The site is located within the Monroe Village Historic District and is noted as an
archeologically sensitive area. Any future development on the project site should take measures to protect
historic and archeological resources that may be unearthed during construction activities.

Environmental Constraints: The proposed project is in an area known to contain habitat suitable for endangered
or threatened species including the Northern Long-Eared Bat. We advise the Town and the applicant to ensure
that best practices are followed during any future construction activities onsite, to minimize any accidental
takings of these species. Best practices are likely to include times for tree harvesting, among other measures.
We note that no construction is proposed as part of this application.

County Recommendation: Local Determination

Date: February 10, 2025
Prepared by: Megan Tennermann, AICP, Planner Alan orensen, FAICP
Comimissioner of Planning

As per NYS General Municipal Law 239-m & n, within 30 days of municipal final action on the above referred
project, the referring board must file a report of the final action taken with the County Planning Department. For
such filing, please use the final action report form attached to this review or available on-line at

www.orangecountygov.com/planning,.
Page 1 of 1




Engineering and Surveying, P.C.

Village of Monroe
Planning Board Review

Project 573 Route 17M
Tax Lot No. 220-5-19
Reviewed by:  David Higgins
Date of Review: 2/6/2025

Materials Reviewed: Response Letter dated January 27, 2025 and plan entitled, “Site Plan for 573
Route 17M”, dated December 18, 2024, as prepared by Arden Consulting;
Short EAF dated 1/29/25;Survey Map entitled, “Survery of Property Prepared
for 573 Route 17M", dated 8/13/24, as prepared by Edward Gannon, PLS.

The following items are listed to assist you in completing your submission to the Planning Board.
This is only a guide and other items may be listed at future meetings. Please complete all items
and supply the Planning Board with revised plans fourteen days prior to the next regularly
scheduled meeting. If you need further assistance please contact this office.

Project Description

This application is for the construction of a two-story office building. The Project Site is 50,502
square feet in the General Business (GB) District.

We have the following comments on the plan:

1. Local office businesses are permitted by right. The proposed building meets all bulk
requirements. (Informational)

2. According to NYSDEC Environmental Resource Mapper, State Freshwater Wetlands
occupy the southern portion of the property. Wetland boundaries shall be determined by
a qualified person and mapped, along with any 100-foot regulated upland area. Any
disturbance activities in the wetland or 100-foot upland area will require a permit from
New York State DEC. The applicant has advised that they are in the process of
validating the wetland locations with the DEC. Any potential impacts to federal
jurisdictional wetlands should also be addressed.

3. The plan proposes a total land disturbance of 1.2 +/- acres. §168-12.A of the Village
Code requires that any land development activity requires a stormwater pollution
prevention plan prepared in accordance with the specifications of the Code and Article |
of Chapter 168. Land development activities as defined in the code include any
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development projects which involve the placement of fill that disturbs more than Y, acre
of total land area. Per §168-12.B(2), land development activities disturbing between 72
acre and one acre of land during the course of the project, exclusive of single-family
residences and construction activities at agricultural properties, shall include water
quality and quantity controls (postconstruction stormwater runoff controls) as set forth in
§168-12.B(3), which further requires that the SWPPP be prepared by a licensed
landscape architect, certified professional or professional engineer who shall certify that
the design of all stormwater management practices meet the requirements in this article
and Article | of Chapter 168. Latest submission provided by design engineer includes a
preliminary layout of a subsurface stormwater collection system. It is emphasized that
the design for stormwater will need to provide water quality and runoff reduction per
NYSDEC requirements.

4. The plan appears to show locations of test pits. Results of soil tests should be provided.
Of particular concern is the depth to the water table, as this may affect the feasibility of
subsurface stormwater collection and treatment.

5. According to FEMA mapping, there are no floodplains shown in the project area.
(Informational)

6. Any constrained lands shall be identified on the plans.

7. The bulk table on Sheet 4 indicates that the net lot area (exclusive of constrained lands)
is 26,858 sq.ft. In accordance with §200-20.1 (Deduction of constrained lands from lot
area, avoidance of constrained lands during construction), constrained lands shall not be
used in the calculation of lot area and lot coverage. Accordingly, the proposed lot
coverage appears to be approximately 41% which is greater than the maximum 25%
permitted. A variance for lot coverage would be required.

8. General Note 1 on Sheet 1 references a field survey by Allstate Mapping & Layout, NJ.
The survey map provided with the submission was prepared by Ed Gannon, PLS.
Design engineer to clarify.

9. Provide a complete site plan in accordance with §200-72(1) including grading, drainage,
landscaping, erosion control, construction details, etc. Design engineer has indicated
that these items will be provided on future submissions.

10. The entrance on the site is shown as being expanded, a permit from NYSDOT is
required. It is recommended that the applicant coordinate the proposed driveway
entrance with NYSDOT early in the process, as any adjustments in the driveway location
may have a significant impact on the location of the proposed building.

11. The proposed driveway entrance does not appear to connect with the existing driveway
of the property immediately west of the entrance. Itis noted that NYSDOT typically
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requires a minimum distance of 5 feet between where the proposed driveway becomes
tangent with the edge of pavement and a projection of the property line perpendicular to
the road centerline. Driveway entrance may need to be shifted to provide the 5 foot
distance.

12. The proposed driveway grade coming off of Route 17M appears to be about 10% and is
sloped toward Route 17M. It is noted that NYSDOT typically requires a low point to
prevent runoff from discharging into the highway.

13. Plans should be referred to Orange County Department of Planning under GML 239.

14. A Landscaping Plan should be provided and shall meet the requirements of 200-44.J
and 200-45.J.

15. Turning movements for fire apparatus should be provided.
16. Plans should be referred to emergency services for input.
17. Signage for parking and traffic control should be provided.
18. Details for the proposed water and sewer facilities should be provided.

19. A 4” dia. Ductile iron water service is shown on the plan. Is this an extension of an
existing water service, or will the existing water service be upgraded?

20. Application will need to be made to Orange County Environmental Facilities/ Sewer
District #1 for the sewer lateral connection. Orange County Environmental Facilities
should also be included on the EAF as an agency from which a permit or approval is
required.

21. A public hearing is required.

A written response letter addressing each of the above comments should be provided with the
next submission. If you have any questions, or require any additional information, please do not
hesitate to contact our office.
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November 21, 2024
Revised February 4, 2025

MEMO

TO: Village of Monroe, Planning Board
Applicant

CC: Terri Brinks, Planning Board Clerk
John O’Rourke, Village Engineer
Ted Fink, Village Planner

FROM: Elizabeth K. Cassidy, Esq.

RE: Attorney comments on application of

573 Route 17M, LLC

I have reviewed the latest submission of 573 Route 17M, LLC seeking site plan approval
to authorize the demolition of the existing veterinary office and kennel and for the construction
of a two-story 23,342 sq. foot office building. New material is in bold. I offer the following

comments:
Comment Status
1. Building Inspector Cocks issued a Land Use Determination dated For
October 16, 2024 that the proposed use is a classified as an “Office” Information
use as defined by the Village of Monroe Zoning Code.
2. Application is subject to site plan review subject to § 200-72. For
Information
3. Application is subject to GML 239 et seq. review due to its proximity | For
to NYS Route 17M Information
4. Application is subject to a public hearing. For
Information
5. SEQR: Comment
Satisfied.
Applicant submitted a short form environmental assessment form
dated October 15, 2024. The proposed action is an unlisted action
pursuant to SEQR. Interested and involved agencies include: NYS
DOT (curb cut onto NYS Route 17M); NYS DEC (wetlands), SHPO
Applicant to complete question 8 b and 8 c.
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Applicant to address yes answer in question 12a. Referral to SHPO is
recommended.

Applicant to address yes answer to question 13 a.

Applicant to address yes answer to question 17.

2-4-2025 — Applicant has provided a revised EAF and we consider this
comment complete. With that said, the Planning Board should be
evaluating impacts to wetlands (question 13) and impacts associated with
drainage (question 17) as part of its overall SEQR analysis

6. Applicant to address traffic impacts of the proposed action. Given the
site’s location on Route 17M, its proximity to the fire house and
ambulance building, a traffic study is recommended.

Pending

7. Wetlands/Stream. SEAF and site analysis identify presence of water
courses both on and in the vicinity of the project site. Applicant to
address impacts of the proposed project on said water courses.
Hudson Valley Natural Resource Mapper indicates potential wetlands
on site. Recommend a study confirming the location of wetlands.
Presence of wetlands may require deductions pursuant to § 200-20.1

Pending

8. Site Maneuverability. Applicant to demonstrate turning radii for
emergency vehicles and trucks. The site turning appears very tight.
Engineer and Building Inspector to determine one way with parallel
parking provides adequate fire access.

Pending

9. Lot coverage/landscaping. The proposed application seeks to clear the
entire lot. The initial plan does not identify any landscaping or trees
anywhere on site. The applicant is referred to requirements of § 200-
32 including but not limited to F(1) which requires trees to be planted
around the permitter of the parking area where there are more than
five vehicles. Parking lots shall devote 10% of the total required
parking area to landscaping. See 200-45(J).

Pending

10. Architectural Review. Applicatioh is subject to Architectural Review
pursuant to § 200-73 of the Village Code. See § 200-73(C).

Pending

11. Plans identify a rock wall. If said rock wall is a retaining wall,
Applicant to demonstrate that the proposed retaining wall complies
with § 200-26.5.

Per response letter dated January 27, 2025, the applicant indicates
the wall is a rock wall and not a retaining wall.

12. Applicant to address waste removal and dumpster enclosure.

Pending

13. Applicant to address signage.

Pending
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These comments are preliminary in nature and our office reserves the right to provide
additional comments upon further submission by the applicant.
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Engineering and Surveying, P.C.

Village of Monroe
Planning Board Review

Proect 581 Route 17M
Tax Lot No. 220-5-16.312
Reviewed by:  David Higgins
Date of Review: 2/6/2025

Materials Reviewed: Amended Site Plan titled “581 Route 17M”, as prepared by Weinberg-Lim
Engineering. Revisions dates of plans as follows: Sheet 1 (rev. 1/14/24),
Sheet 2 (rev. 1/27/25), Sheet 3 (rev. 11/27/24), Sheet 4 (rev. 11/27/24),
Sheet 5 (rev. 11/27/24), Sheet 6 (rev. 1/27/25), Sheet 7 (rev. 1/27/25),
Sheet 8 (rev. 11/27/24); Cover Letters provided by WeinbergLim
Engineering dated January 30, 2025

The following items are listed to assist you in completing your submission to the Planning Board.
This is only a guide and other items may be listed at future meetings. Please complete all items
and supply the Planning Board with revised plans fourteen days prior to the next regularly
scheduled meeting. If you need further assistance please contact this office.

Project Description

Project involves the construction of a new 7,185 square foot two-story office building (14,370 total
floor area with basement for storage only) on a (1.63 acre parcel in the GB Zoning District. The
property is currently developed with a retail shopping center with parking and access off Route
17M. The area being developed for the proposed building is currently a paved parking lot.

The Land Use Determination Letter provided by the Village Building Inspector indicates that the
proposed building meets all setback requirements and number of stories with basement storage
only and that the application requires an amended Site Plan approval with the plan showing the
addition of a drive-thru for the pharmacy dated 2/12/2018.

We have the following comments on the plan:

1. The table of Bulk Requirements should be revised to include the minimum and proposed
values for net lot area. (Based upon information previously provided by the design
professional, it is understood that there are no constrained lands within the property and
that the net lot area will be equivalent to gross lot area. Even of this is the case, the
Table should include the net lot area existing and proposed.

2. Alighting plan has been provided with isolux diagram and fixture details. The plan
indicates that there will be glare across portions of the property line with a note that
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shields will be used to provide total cutoff at property lines.
3. Plans should be provided to emergency services for review and comment.
4. The North arrow on the plans appears to be incorrect.

5. NYSDEC Environmental resource mapper indicates that properties adjacent to the
project site contain regulated freshwater wetlands. In the response letter to the Attorney,
the design professional references a study conducted by EcolSciences, Inc. on
December 19, 2024 determining that there are no wetlands or other regulated
waterbodies present on the site. A copy of this report should be provided to the
Planning Board for review.

6. Village code §200-44(J) requires parking lots to be screened from adjoining properties,
and Village code §200-45(J) requires 10% of the total require parking area be devoted to
landscaping. This was discussed during the 11/26/2024 Planning Board meeting where
the Board reached an informal decision to accept the count of 73 parking spaces (as per
ITE parking generation rate) in order to provide room for landscaping. A landscaping
plan has been provided which proposes red maple trees and honeylocust trees in some
locations that may conflict with adjacent buildings due the mature spread being 40 to 50
feet. Inthese locations, it is recommended that an alternative shade tree or ornamental
tree be used in place of these larger trees. Planning Board should review the proposed
landscaping for adequacy.

7. A new ADA parking space is proposed on the North side of the North building and is
proposed to use the access aisle for an existing parking space, however the access
aisle for this existing parking space is not in compliance with ADA requirements due to
the presence of an existing asphait ramp in the access aisle area. Either the ADA
parking space should be moved, or the access aisle should be brought into compliance,
meaning the asphalt ramp that is in the access aisle should be removed and an ADA
compliant curb ramp installed in the sidewalk in front of the access aisle.

8. Previously submitted documents included plans for dividing the buildings into individual
condominiums. Approval of condominium projects is subject to Chapter 175 of the
Village Code (Subdivision of Land). Planning Board should defer to legal counsel
regarding requirements for condominium subdivision including filing with the State
Attorney General’s Office and condominium association matters.

9. SEQRA- the previously submitted Short Environmental Assessment dated March 8,
2024 which had several questions unanswered. The EAF should be revised as needed
and submitted to the Planning Board. The proposed action is an unlisted action under
SEQRA. Prior to issuance of any Site Plan approval, Planning Board shall make a
determination as to the significance of potential impacts resulting from the project.
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10. The project is subject to architectural review by the Planning Board. Renderings
showing the general appearance of the proposed building addition were previously
provided by the applicant. Board should consider the proposed building addition
appearance and applicant shall provide colors and materials of construction.

11. A public hearing is required.

A written response letter addressing each of the above comments should be provided with the
next submission. If you have any questions, or require any additional information, please do not
hesitate to contact our office.
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November 21, 2024
Revised 1-9-2025
Revised 2-6-2025

MEMO

TO: Village of Monroe, Planning Board
Applicant
CC: Terri Brinks, Planning Board Clerk

David Higgins, Village Engineer
Ted Fink, Village Planner

FROM: Elizabeth K. Cassidy, Esq.

RE: Attorney comments on application of
Yoel Weisz/BSD Y&U Realty LLC — 581 Route 17M

I have reviewed the application of Yoel Weisz/BSD Y&U Realty LLC seeking amended
site plan approval to construct a 14,370 square foot 2 story office addition with unfinished
basement storage attached to an existing 2 story office retail. The most recent submission
contains a revised application to further seek subdivision approvals of the existing structure and
proposed edition to subdivide the property in 18 commercial condominium units together with
common space. The site plan provided to my office does not appear to have been updated since
the prior submission as they have the same revision date. In future, applicant to provide a
written response to comments.

I offer the following comments:

Comment Status
1. Building Inspector Cocks issued a Land Use Determination dated For
February 7, 2024 that the proposed use is a classified as an “Office” Information
use as defined by the Village of Monroe Zoning Code.
2. Application is subject to site plan review subject to § 200-72. For
Information
3. Application is subject to GML 239 et seq. review due to its proximity | For
to NYS Route 17M Information
4. Application is subject to a public hearing. For
Information
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5. I note the comments of Building Inspector Cocks, dated February 20, | For
2024 and the comments of Engineer David Higgins, dated February Information
12, 2024. Ijoin in those comments.
6. Application materials to be updated and resubmitted to identify the Remains
property owner BSD Y&U Realty LLC as applicant. outstanding
2-6-2025 - repeat previous comment: 1-9-2025 — Although a revised
application was submitted to reflect the subdivision, this comment has
yet to be addressed.
7. SEOQR: Remains
Outstanding

Applicant submitted a short form environmental assessment form
dated March 8, 2024. The proposed action is an unlisted action
pursuant to SEQR. Interested and involved agencies include: NYS
DOT (curb cut onto NYS Route 17M); NYS DEC (wetlands), SHPO

Applicant to address no answer to question 9.

Applicant to address yes answer in question 12a. Referral to SHPO is
recommended.

Applicant to address yes answer to question 13 a.

2-6-2025 — Revised EAF submitted. Engineer’s response to comment
indicates “no items of historical significant value are located on the
project site” but does not provide citation. Given the proximity to
various know historically significant sites, referral to SHPO is
recommended. No response was received in connection with question
13a.

8. Applicant to address parking and its request for fewer spaces than set
forth in the code. Applicant to traffic impacts of the proposed action.
Response to comment letter indicates 87 parking spaces while plan set
indicates 96. Applicant to correct for consistency.

1-9-2025 — Planning Board discussed reduced parking based upon the ITE
calculations provided by Colliers Engineering. While the Board generally
accepted the calculations as presented by Colliers pursuant to its authority
found in § 200-46, applicant must update plans for consistency and provide
appropriate landscaping (See comment 12). I note Engineer Higgins’
comments regarding parking in his most recent memorandum.

2-6-2025 David Higgins to confirm plans have been made consistent I
note the parallel spaces on the west side of the property appear to show
only 4 spaces instead of the S noted.
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9. Applicant to correct bulk table (Lot Width, side yard setback) Comment
Satisfied

10. Wetlands/Stream. SEAF identify presence of water courses both on Remains
and in the vicinity of the project site. Applicant to address impacts of | Outstanding
the proposed project on said water courses. Hudson Valley Natural
Resource Mapper indicates potential wetlands on site. Recommend a
study confirming the location of wetlands. Presence of wetlands may
require deductions pursuant to § 200-20.1

2-6-2025 - Response to comments indicates a study by EcolSciences, Inc.
on December 19, 2024 shows no wetlands on site but that study is not
found in the file. Applicant to submit the study.

11. Site Maneuverability. Applicant has included turning radii for Remains
emergency vehicles. Engineer to evaluate. It appears the turning radii | Outstanding
jump the curb in the southwest corner of the proposed addition.

2-6-2025 — revised plans show revised turning movements. Engineer to
evaluate for sufficiency.

12. Lot coverage/landscaping. The initial plan does not identify any Remains
landscaping or trees anywhere on site. The applicant is referred to Outstanding
requirements of § 200-32 including but not limited to F(1) which
requires trees to be planted around the permitter of the parking area
where there are more than five vehicles. Parking lots shall devote
10% of the total required parking area to landscaping. See 200-45(]).

See also 200-44(J).
2-6-2025 - A landscaping plan has been submitted. Planning Board to
evaluate.

13. Architectural Review. Application is subject to Architectural Review | Remains
pursuant to § 200-73 of the Village Code. See § 200-73(C). Outstanding

2-6-2025 — Renderings of the addition have been provided. The applicant
does not address any architectural changes to the front of the building.
Planning Board to evaluate.
14. Applicant to address any changes to signage. Remains
Outstanding
2-6-2025 — applicant indicates no alteration to existing site signage. Any
approval shall incorporate sign review for future alterations of signage.

15. Applicant indicates a lighting plan and stormwater plan will be Remains

submitted. Such plans are not included in this submission. Outstanding
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2-6-2025 — Lighting Plan has been submitted. Dave Higgins to advise as
to sufficiency

Subdivision Comments:

16

. Subdivision is governed by Chapter 175 of the Village Code which
defines subdivision as “The division or any parcel of land or
structure into two or more lots, blocks, sites or units, with or without
streets or highways. Such divisions shall include resubdivision of
parcels of land for which an approved plat has already been filed in
the office of the County Clerk and which is entirely or partially
undeveloped.”

For
Information

17.

The applicant is to submit a sketch plan in accordance with § 175-3.
The required elements are identified in subsection “C.”

For
Information

18.

The subdivision as proposed appears to be a major subdivision as
defined by your code: “Any subdivision not classified as a minor
subdivision, including, but not limited to, subdivision of five or more
lots, or any size subdivision requiring any new street or extension of
Village facilities.” The Planning Board should adopt a resolution to
classify as a major subdivision and follow the procedure as set forth in
§ 175-6 of the Village Code.

19.

Applicant to address the maintenance and management of common
area elements such as the parking lot and provide a declaration setting
forth the same.

20.

Condominiums are subject to the Martin Act. Applicant to obtain
required approvals from the New York State Attorney General.

21.

Applicant to address whether proposed conversion to condominiums
will result in any building alterations not shown on the site plan.

subdivi
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The Applicant’s January submission does not address the previous comments as to the

sion application.

These comments are preliminary in nature and our office reserves the right to provide
additional comments upon further submission by the applicant.
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