VILLAGE OF MONROE

PLANNING BOARD
Workshop
Tuesday, March 10, 2025 @ 7:00 P.M.

Present: Chairman Boucher, Members Umberto, Kelly, lannucci and Allen. Attorney Cassidy, and
Engineer Higgins

Absent: Member Karlich and Hafenecker
Pledge of Allegiance.

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

Aye: 4 Nay: 0 Absent: 3 (Member Kelly arrived after the motion)

Amended Site Plan Review — Gray Barn Farm
401 Route 17M —(223-1-501)

Old Laura Ann Farms Site proposed Restaurant, Greenhouses, Beer Garden, Parking

Present representing the applicant: Mike Morgante from Arden Consulting Engineers, and the Owners
Carol and Ryan Kobetitsch

Mr. Morgante gave a brief overview of the project which used to be Laura Ann Farm garden center. The
current applicant would like to keep it as a garden center and revitalize the site to add a restaurant and
beer garden. Engineer Higgins went over his comment memo dated 03/10/25 (attached). Mr.
Morgante takes no exception with any of the comments. Regarding item 6, he does not believe that
there are any wetlands on the site, but will provide documentary evidence. Per item 8 the traffic
patterns and parking were discussed as well as signage to direct customers. Member Kelly brought up
the issue of traffic flowing through the site and crossing the path to the beer garden from the one
parking lot on the C side of the building. Mrs. Kobetitsch stated that she didn't want traffic in the back
of the building and would want it for only for deliveries and emergencies. Mr. Kobetitsch stated he
wanted to have the one parking lot in question for employees only. Chairman Boucher stated these
people would still have to drive around the back of the building crossing the path to the beer garden.
Mr. Morgante explained that it is employees only it could be controlled and they would have to be
careful driving on the site and around the back of the building. He also noted that most employees
would be the last to leave after customers are gone. Engineer Higgins asked if there was room to stripe
a lane and put some bollards and stripe a crosswalk to the beer garden. Attorney Cassidy confirmed this
lane would remain open for emergency vehicles. Member lannucci suggested changing the traffic
pattern to go around the back for the beer garden as not to cross pedestrian traffic. Mr. Kobetitsch said
there is too much in that path to make it a driving lane. Per Mr. Morgante to keep that parking lot of
nine spaces for employees only would be a minimal amount of traffic. Chairman Boucher is concerned
that customers would ignore the employee only parking and Mr. Kobetitsch stated that there is an
existing gate and it could be controlled. Mr. Morgante added that they could have signage as well and
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also stated that if they ran into any problems using that parking lot as employee only that lot could be
abandoned since those spaces are not required in the parking calculation. The garbage dumpster
location and accessibility were discussed and will not be an issue. Member lannucci asked about the
entrances and exits and Mr. Morgante replied that they will be the same with the entrance from 17 M
and the exit from Read Road. Mr. Morgante discussed lighting and said that the site was well lit and
there was no anticipation to change it or modify it. Regarding landscaping in item 19 Mr. Morgante
noted that since this is landscape nursery, a landscaping plan seemed unnecessary. Mr. Kobetitsch also
mentioned that there is a row of planters in the front of the building that will showcase current plants
and flowers that are in season. Per Mr. Morgante, he does not have any room in the front to put
landscaping planting other than what exists currently and the decorative landscaping wall. Mr.
Morgante brought up signage and Mrs. Kobetitsch said the existing plastic signs were changed to hand
painted signs which was more in line with the aesthetic of the garden center. She also mentioned the
possibility of putting some hand painted signs on the Read Road side of the building to show what was
currently in the season in the garden center. Mr. Morgante stated that he would make some changes to
the plans and resubmit in the future.

Informal Review — Freeman’s Auto & Tire {(James Motel Site)
370 Rt 17M - (217-3-11.5)

Existing James Motel Site — potential new site for automotive service center
Present representing the applicant: John Petroccione, P.E.

Mr. Petroccione stated that Freeman's auto is currently operating in three locations and would like to
consolidate to one location at the old James Motel. Per Mr. Petroccione the applicant wants to know if
it even feasible to put their facility in this location. The applicant does not want to pursue a lengthy
application and the expense associated with it for something that the Village does not want. Engineer
Higgins went over his comment memo dated 03/10/2025 (attached) and Mr. Petroccione takes no
exception. The only issue would be the number of cars that are able to be parked on the site as it will be
a large auto repair shop. They would definitely need to have more than five cars parked there at a time.
Attorney Cassidy suggested that the applicant go to the Village Board to discuss the possible variances
needed. She also noted that the bulk of the constrained lands issue in terms of deductions pass the
sniff test and theoretically it fits. Mr. Petroccione stated that per the Village Code rewrite in developing
lands to the greatest extent possible you avoid constructing anything on constrained lands which is the
majority of this parcel. Attorney Cassidy replied that there is room under the code so long as they can
demonstrate they are not building in a wetland buffer or a wetland that required permitting. They
would be subject to a flood permit but there are provisions in the code for that. Engineer Higgins
suggested Mr. Petroccione inquire to the DEC and he replied that he did that submittal and will wait for
a reply which takes a few months. Attorney Cassidy did mention that there is a code against loading
within 200’ of a residential border and asked that the applicant includes a Land Use Determination form
if they go forward with an application. Mr. Petroccione understands that the application will need to go
to the ZBA for variances and they will also go to the Village Board to discuss this potential application.

Site Plan Review — New Warehouse
59 Gilbert Street — (201-1-2021)

Existing Global Fire Prevention Inc. —proposed new warehouse



Present representing the applicant: John Petroccione, P.E.

Mr. Petroccione understands this application has been before the board a few times in the past and that
there are many outstanding items on the site plan. He knows the submittal does not address all the
issues and he normally would have held off since he was hired 2 days before the submittal deadline. He
was asked by code enforcement to come before the board to advise the board of the new engineer and
that they intend to take care of violations and close up the application. He has reviewed the uses with
the owner and some may need to be tweaked. There are some small changes and will address the
larger issues. Mr. Petroccione mentioned that the EAF notes that there are wetlands however he feels
this may not be the case and the DEC was very conservative. If the board wants a certification from a
professional they will provide that. Member Kelly asked if Gilbert Street accommodated tractor trailers
and Attorney Cassidy and Member lannucci stated it did. He is concerned about the volume of traffic on
the street and Attorney Cassidy said that will be addressed in the future. Mr. Petroccione stated this
meeting was just to let the Planning Board know they are getting back on this application and he would
be the engineer.

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

Engineer Higgins wert over outstanding items from his comment memo dated 03/10/25 (attached) and
noted that regarding the lighting plan, another light is needed by the turnaround area. Attorney Cassidy
went over her comment memo dated 03/10/25 as well as the traffic study comment memo from Kimley
Horn, both attached. Mr. Niemotko addressed the concerns as follows:

Regarding lighting they are not expecting operations during the night and due to light poles being
expensive he is hoping the board would consider not requiring this. Chairman Boucher asked if the
board agreed to this would the owner be agreeable to putting a conditional statement that the site
would never be used in the evening. Mr. Niemotko will discuss with the owner and he feels they will be
agreeable. Member Allen mentioned that in the winter when it gets dark early they may still need the
additional lighting. Mr. Niemotko mentioned that the daycare will be a bussing only facility and the
times of pick up will be at the same times daily. Attorney Cassidy stated that due to the nature of this
daycare and the bussing which is unusual. She suggested submitting a narrative about the type of
program and what type of students will be served because most of us are not used to daycares utilizing
bussing. Member lannucci wanted to know how the board would be comfortable with limited lighting
since there is the possibility of using the building in the evening potentially for special events. Per Mr.
Niemotko they will provide more lighting and he also said the unused concrete stairs that were originally
going to be removed will remain. Removal will be a huge feat so instead they decided to provide
illumination. Member Umberto noted that the area of the stairs needed maintenance work and it
would just be easier to get rid of them. Member lannucci mentioned if you get rid of the stairs you
won’t have to control access to the area where the children will be. It is better to just remove them and
possibly fill it in with greenery. Chairman Boucher noted they looked compromised and Mr. Niemotko
said they just needed to be parged. Chairman Boucher is concerned they may fall down creating a
problem. The board thinks it would be best to remove them.



Mr. Niemotko asked if they could make a submission for the 3/25 meeting with the response from
Creighton Manning and the minor changes discussed to prepare for the public hearing next month.
Chairman Boucher thinks it is too tight of a turnaround time for the Village traffic professional to review.
Attorney Cassidy said they would be on the 3/25 agenda to declare lead agency but she could not speak
for our traffic consultant and if he will have time to do the review. Mr. Niemotko will make a submission
and it will be determined if we would get to it at the 3/25 meeting or at a later date. Member Umberto
asked about the consolidation of the lots and Attorney Cassidy said that would be done at the end as a
condition of approval.

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 and Joel Mann from
Brach & Mann Associates.

Mr. Mann stated he read Engineer Higgins’ comments (3/10/25 memo attached) and he takes no
exception with them and are mostly bulk table related. Attorney Cassidy went over her comment memo
dated 03/10/2025 attached. Mr. Weinberg asked Attorney Cassidy to expound on the buffer. She said
they are required to have an adequate buffer between residential and commercial zones and they
should put more greenery in these areas. Mr. Weinberg asked, regarding stormwater if they keep gravel
are they required to count it as disturbance? It was clarified that if it was grass before and gravel now it
must be counted as disturbance. Mr. Weinberg asked if gravel was impervious and Engineer Higgins
replied that it was. Per Mr. Mann they need to provide the SWPP even though its not an acre. Engineer
Higgins noted that in the Village anything over % acre requires a full SWPP. Attorney Cassidy asked if
there is any storage outside of the bins and Mr. Mann replied that there was not and that is the reason
they are adding the building. Mr. Mann said the will probably need to skip one month since they have a
lot of work to do and will prepare a SWPP and a full submission for the May agenda.

Village of Monroe Planning Board meetings may be viewed in their entirety at:
http://www.youtube.com/@monroevillagehall2935
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Engineering and Surveying, P.C.

Village of Monroe
Planning Board Review

Proect Gray Bam
Tax Lot No. 223-1-51
Reviewed by: Dave Higgins, PE
Date of Review: 3/10/2025

Materials Reviewed: Amended Site Plan titled “Gray Barn” consisting of three sheets prepared by
Arden Consulting Engineers, PLLC dated 2/25/2025; Short Environmental
Assessment Form as prepared by Arden Consulting Engineers, PLLC dated
2/24/2025.

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

This application proposes a Site Plan Amendment to add a beer garden area and additional
parking at an existing garden center. This site appears to currently contain a restaurant, farm
market, greenhouse display, greenhouses. The Project Site consists of 2,188 acres in the General
Business (GB) District. The project site has existing access to both NYS Route 17M and Reed
Rd. As the plan submitted is only conceptual, the comments below should be considered
preliminary.

Preliminary Comments:

1. Cover letter indicates that there is a Land Use Determination form for the site. Though
none was found in the submitted materials.

2. A project narrative should be provided that describes existing and proposed uses at the
site and provides a more clear description of the beer garden area.

3. The bulk table should state the use for the site. Village Code defines a “garden center” as
“A business enterprise for the sale and growing of flowers, shrubs, trees and other plants,
including the replanting of said plants grown at other places, and for the sale of ornaments
and accessories, agricultural products and tools. Included may be facilities for the retail
sales of agricultural produce (fresh fruits and vegetables).” Of the uses listed on the Village
of Monroe Table of District Uses and Bulk requirements, we believe garden center to be
the most applicable. A garden center is permitted by Special Permit in the zone. The
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applicant’s bulk table should be revised to reflect the dimensional requirements for garden
center.

4. Based on FEMA mapping, all of the Project Site lies within the 100-year floodplain. The
bulk table should be revised to provide a net lot area calculation consistent with §200-20.1
of the code which requires lot area to exclude 50% of areas within the 100-year floodplain
and a note should be added to the existing conditions plans that confirms the site’s location
within the floodplain.

5. While it appears to be existing, both the Existing Conditions plan sheet and the Site Plan
sheet label the restaurant as “proposed”. This should be clarified or corrected.

6. Based on the EAF and available NYSDEC mapping, the Project Site contains Federal
wetlands. Wetland areas should be shown on the plans and any areas of encroachment
identified. Applicant should also advise if any New York State freshwater wetlands are
present.

7. The plan currently proposes 75 total parking spaces with 2 (existing) ADA spaces included
in that count. ADA 2010 design standards §208.2 requires parking lots that provide 51 to
75 parking spaces to provide a minimum of 3 accessible parking spaces. ADA signage,
pavement markings and loading areas should also be shown as required.

8. The plans show proposed angled parking along the Northwestern edge of the property.
From the arrows shown, it is unclear whether the maneuvering lane around those spaces
is intended for one or two direction flow. Village Code §200-45(E) requires 26 feet wide
maneuvering lanes for angled parking with two directional flow. If the applicant intends for
the maneuvering lane to only receive one directional flow, we recommend that the lane
around the rear of the building also be reduced to one directional flow to prevent confusion.
If the applicant wishes to maintain two directional flow, we would recommend eliminating
the parking at that location, or providing parallel parking. In either instance, the parking
space requirement will still be met.

9. A source should be provided for the parking generation rates. We believe additional
information is needed on the use of the beer garden in order to understand parking
demands for this area.

10. Details should be provided for parking space striping and any proposed signage.

11. The three hatched areas within the proposed parking areas should be identified. If these
are raised parking islands, details should be provided.

12. Any structures to be constructed in the Beer Garden Area should be shown and the
surface treatment of the area should be identified.

13. Pedestrian walkways or sidewalks should be considered to allow customers to walk safely
from the garden center to the Beer Garden.

14. The existing water service should be shown on the plan with pipe size and material.

15. Any changes to water or sewer service lines should be shown or a plan note should be
provided stating none are proposed.

16. A lighting plan should be provided.

17. The plan should provide a turning radii analysis demonstrating the largest fire vehicle can
navigate the Project Site.

18. Village Code §200-32(C) requires a landscaping plan for all uses aside from a single family
detached dwelling, a two family residence, or an agricultural use. The plan should show
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existing and proposed vegetation. Landscaping is also subject to §200-44.J and §200-
45.J. A copy of the original variance should be provided for review.

19. Based on the variance summary table on the plans, the site was required to maintain a
row of arborvitae along the southwesterly and southeasterly property boundaries. These
areas should be shown on the plans.

20. If alterations are proposed for the exterior of any building, then the project is subject to
Architectural Review per §200-73.

21.Based on the total amount of disturbance (0.15 acres) no SWPPP will be required.
[Informational]

22. We have the following comments on the short EAF;

e The description of the project should clarify what aspects of the plan are proposed
versus existing.

e Question #2 refers to approvals from “any other government agency” this means
other than the Planning Board which is lead agency. This should be corrected.

23. This application will require referral to the Orange County Planning Department for a
review pursuant to GML 239 based on proximity to a state highway. Plans should be more
developed prior to this referral.

24. A public hearing will be required for the amendment to the Special Permit.

This completes our review at this time. Further comments may be forthcoming based upon future
submissions. 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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Engineering and Surveying, P.C.

Village of Monroe
Planning Board Review

Project Freeman’s Auto & Tire
Tax Lot No. 217-3-11.5.
Reviewed by: Dave Higgins, PE
Date of Review: 3/10/2025

Materials Reviewed: Site Plan titled “Freeman’s Auto & Tire” consisting of a single sheet prepared
by John Petroccione, PE last revised 12/13/2024; Short Environmental
Assessment Form as prepared by John Petroccione, PE dated 1/10/2025.

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

This application involves a site plan application to demolish all existing motel structures on the
site and redevelop the site as an automative service center consisting of a 2-story 21550 square
foot building with associated parking. The Project Site consists of 2.89 acres with a single access
drive from Route 17M in the General Business (GB) District. As the plan submitted is only
conceptual, the comments below should be considered preliminary.

Preliminary Comments:

1. A project narrative should be provided.

2. A survey should be performed of the property, and the map should be signed and sealed
by a licensed land surveyor.

3. Motor vehicle repair and paint shop are permitted by Special Permit in the GB District.
Based on the bulk table provided, the proposed lot coverage (27.3%) is greater than the
maximum lot coverage permitted (25%). A variance will be required. This should be noted
on the bulk table.

4. Plans only provide 20 feet of maneuvering in front of the dumpster enclosure which also
appears to be located behind a security fence. Provide a turning analysis for garbage
collection.

5. Village Code §200-34(H)(3)(h) prohibits dumpster enclosures from being located within
any required buffers, setbacks, or easements.
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6. Per Village Code §200-45(E), 26-foot-wide maneuvering lanes shall be provided between
rows of parking spaces.

7. The plan currently proposes 211 total parking spaces with 4 ADA spaces included in that
count. ADA 2010 design standards §208.2 requires parking lots that provide 201 to 300
parking spaces to provide a minimum of 7 accessible parking spaces.

8. Pursuant to Village code §200-72(1)(1)(b) the following will need to be provided on or along
with the Site Plan:

e Anorth arrow.

e Boundaries of the property with surveyed dimensions

e An existing conditions plan with the following: all existing wetlands, streams,
forested areas with mature trees identified, buildings, pavement, utility lines and
other existing features.

e Locations of all existing and proposed waterlines, valves and hydrants, all sewer
lines, including pipe size and material should be provided.

e A detailed lighting plan showing proposed location, height and type of outdoor
lighting.

¢ Proposed grading should be shown on the plans.

e A separate landscape plan showing both existing and proposed landscaping,
retaining walls and tree plantings, including a note on the plan indicating that all
approved landscaping will be maintained in perpetuity. Landscaping is also subject
to §200-44.J, §200-45.J and §200-51(D) based on the location of the site adjacent
to a residential district.

e Profile drawings at an appropriate scale of streets, drainage systems, sanitary
sewers and water mains.

o Details of dumpster enclosure(s).

e Parking calculations for the intended use pursuant to Village of Monroe Zoning
Code.

e A note specifying hours of operation.

9. Based on the Site Plan, it appears that vehicles will be stored in the area Northwest of the
building. This area should be used in compliance with Village Code §200-51(1) and (O)(2).
Village Code §200-51(1) requires “Areas devoted to the storage of vehicles and equipment
shall be ample in size and well-screened and shall not encroach on any required yard
area” Village Code §200-51(0)(2) requires “All vehicles, except one tow truck, shall be
stored within a building when the facilities are not open for business. However, not more
than five licensed vehicles requiring minor repairs may be left outside for a period not to
exceed 48 hours, and these shall be effectively screened from all property lines; except
as to the holding of a vehicle for not more than 60 days for insurance appraisal purposes
covering property damage claims; and except as to the holding of a vehicle for the required
period to perfect or protect a garageman's lien pursuant to statute; and except as to the
holding of vehicles impounded by the State of New York. At no time shall any unlicensed
or dismantled vehicles be outside a building.” A total of 27 spaces are shown within the
secure storage area. A variance would be required if more than 5 vehicles are stored for
more than 48 hours.
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10. Based on the applicant's EAF, 2.89 acres will be disturbed by the project. A Stormwater
Pollution Prevention Plan will be required.

11. The EAF indicates the potential presence of endangered species/habitat (northern long
eared bats). The Site Plan should note the standard mitigation measures (eg. Limiting tree
clearing between April 15t and October 31%t.)

12. The EAF should provide responses for Questions 13b and 18.

13. Details shall be provided for parking striping, ADA striping and signage, dumpster
enclosures, pavement, curbing and fencing.

14. Modifications to the site’s curb cut onto Route 17M will require a permit from the NYSDOT.
EAF should be updated accordingly.

15. The project is subject to Architectural Review per §200-73.

16. This application will require referral to the Orange County Planning Department for a
review pursuant to GML 239 based on proximity to a state highway. Plans should be more
developed prior to this referral.

17. A public hearing will be required for the Special Permit.

This completes our review at this time. Further comments may be forthcoming based upon future
submissions. 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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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: March 10, 2025

Materials Reviewed: Cover letter dated February 27, 2025 and Site Plan consisting of
Sheets 1 through 6 of 6 sheets dated January 24, 2024, last revised
February 27, 2025, Architectural Renderings and Sample Board, all
as prepared by David Niemotko Architect;

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)

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
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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 been 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%. ltis
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 has indicated in the submitted letter that these spaces shall
be striped with 10" widths. Plans shall designate which spaces are to be striped at 10’
widths versus 9" width.

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. A landscaping plan has been provided consisting of 24 boxwood shrubs, 10 white cedar
trees and 7 dogwood trees. Planning Board should review the plan for adequacy.

9. Additional lighting has been provided on the plan however the end of the turnaround is still
dimly lit. we recommend that an additional light pole be added to provide adequate
illumination in this area.

10. Pursuant to Village Code §200-72(1)(1)(b) the following should be provided on with the
site plan:

a. The name of all owners of record of adjacent properties

b. Existing school, zoning, and special district boundaries within 100 feet of
the tract

¢. Boundaries and identification of existing soil types as may be found in the
Soil Survey of Orange County, New York

d. A note on the plan indicating that all approved landscaping will be
maintained in perpetuity. Planting note #2 on sheet 4 of 6 shall be revised
accordingly.

11. Plans should contain detail for typical parking spaces.

12. From the EAF dated 12/26/2024, it is stated that 0.85 acres will be disturbed by the project,
while the plans indicated 13,389 sqft (0.3t acres) are to be disturbed. EAF should be
revised accordingly.
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13. 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.

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

15. 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)

16. 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.
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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)

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 For Information
the Land Use Determination dated November 13, 2024,

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
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OCDP comments
2-10-2025 — GML returned, local determination. including traffic analysis.

5. The current iteration of the project, namely a day care facility | For Information
and retail use is a special permit use requiring a public hearing.
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

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

7. SEQR: Applicant submitted a revised long for EAF dated EAF complete
December 26, 2024. Given the change, recirculating the EAF
to interested and involved agencies is recommended. Planning Board declared
intent to be lead agency
2-6-2025 — an amended notice of intent was circulated on and circulated a revised
January 28, 2025 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.

3-10-2025 1 refer the applicant to the memorandum of Kimley
Horn dated February 21, 2025. I note that the revised
submission still does not address the loading for the furniture
store and how that will relate to the bus traffic into and over
the site.

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.

7 GRAND STREET, WARWICK, NY 10990 PAGE 2
PHONE: 845.287.7223

FACSIMILE: 888.549.3886

EKCASSIDYLAW.COM



10. Project is subject to Architectural Review

3-10-2025 — Applicant submitted renderings together with
proposed samples depicted on rendering. Physical samples to
be provided. I note that the renderings identify various
elements that are not depicted on the site plan including
playground equipment. Discussion was held regarding closure
of the southerly stairs as they are stairs to “nowhere”.
Renderings further show none of the sidewalks identified on
the site plan as serving the daycare. Fence on rendering and
site plan detail to be made consistent.

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.
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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.

3-10-2025 - See memorandum of Kimley Horn dated 2-21-
2025

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
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.

3-10-2025 — comment remains outstanding

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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New York
MEMORANDUM
To: Jeff Boucher, Chairperson

And Members of the Village of Monroe Planning Board

From: John Canning, P.E.
Kimley-Horn Engineering and Landscape Architecture of New York, P.C.

Date: February 21, 2025

Subject: 330 Stage Road
Trip Generation Assessment for Proposed Daycare Tenant

Kimley-Horn Engineering and Landscape Architecture of New York, P.C. (“Kimley-Horn") has reviewed
the trip generation assessment and Site Plan for the Proposed Daycare Tenant to be located at 330
Stage Road, Village of Monroe, New York (the “Project”):

* “Trip Generation Assessment for Proposed Daycare Tenant”, prepared by Creighton
Manning, last revised January 30, 2025.

e “Site Plan and Vehicle Maneuvering Plans | 330 Stage Road Mixed Use Building”, prepared
by David Niemotko Architects, P.C., last revised January 30, 2025.

e Cover Letter, prepared by David Niemotko Architects, P.C., dated January 30, 2025.

Project Understanding

In January 2025, the Village of Monroe, New York, received a trip generation assessment, site plans
and vehicle maneuvering plans from the Applicant.

The existing property is a two-floor building, with one of the floors occupied by an appliance and
furniture store and the bottom (lower level) is proposed as a day care facility in the existing building
with a footprint of 9,300 square feet (“SF”). The Applicant has submitted trips and parking generation,
site plans and vehicle maneuvering plans.

Kimley-Horn's review of the Applicant’s most recent submission of January 30, 2025, is completed and
we offer the following comments.

Comment 1: The norm for most daycare facilities is to have children dropped off and picked up by
care-givers in private automobiles, most-likely because it is the most practical/efficient means of doing
so. Since the Applicant is proposing a means of traffic reduction/child transport that is not typical, can
the applicant provide an example where 95% of the students and staff are bussed to and from the
facility and is operationg successfully, explaining why it is successful and why it will work at the
proposed facility.

Comment 2: If the applicant is going to make the case that requiring at least 95% of the students and
staff will be bussed to and from the School mitigates any potential traffic impacts, then, if approved,
that requirement will likely run with the land and there would be no option for the Applicant to continue
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to operate without having that many children bussed, unless they first got to the Village and amend
their site plan to have less/no bussing.

Comment 3: Any approval should be conditional upon not having loading or unioading occur during
the prime daycare pick-up and drop-off times.

Comment 4: Please provide the truck turning templates showing how the largest vehicle for the
furniture store will enter, use the loading dock, turn around and exit.

Comment 5: If the application were to be advanced, assuming no bussing will be provided/required,
we would recommend using the ITE average rate to project trips.

Comment 6: Were the Application to be advanced, assuming no bussing will be provided/required, we
would recommend that the driveway and the adjacent signalized intersection with NYS 17M be studied
to ensure that the project will not have a significant adverse impact at those locations.

Comment 7: The proposed 40 parking spaces should be more than enough with bussing (as proposed)
and should even be just sufficient for the school and the appliance-furniture store, if there was no
bussing.
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&TULLY

Engineering and Surveying, P.C.

Village of Monroe
Planning Board Review

Proect 386 Rt 17M

Tax Lot No. 217-3-12
Reviewed by: Dave Higgins, PE
Date of Review: 3/10/2025

Materials Reviewed: Conceptual Site Plan titled “386 State Route 17M” consisting of a single sheet
prepared by WeinberglLim Engineering dated 2/25/2025; Project Narrative as
prepared by WeinberglLim Engineering dated 2/20/2025.

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

This application involves construction of a 60'x90’ building to be used for the sale and storage of
lumber and building materials, as well as a 30 x 40 expansion of an existing office building for a
landscaping business, outdoor material storage bins, new fencing and parking areas. The Project
Site consists of 2.5 acres with a single access drive from Route 17M in the General Business
(GB) District. As the plan submitted is only conceptual, the comments below should be considered
preliminary and we note many comments are repeated from our last review.

Preliminary Comments:

1. There is an error in the maximum lot coverage listed under the bulk table. The bulk table
states that the existing and proposed maximum lot coverage is 58.8%. Village Code
defines Lot Coverage as “The percentage of the lot area that is occupied by the area of
the building or group of buildings.” Therefore, the existing and proposed lot coverage
should be recalculated.

2. The maximum building height from the bulk table is shown to decrease based on the bulk
table. Since no buildings are to be removed, the proposed maximum building height
should remain 32 feet.

3. The existing and proposed front yard are currently listed as 83.7 ft. This is incorrect as this
is based off the proposed 60'x90’ storage building. The existing front yard should be 174’
based off the existing 2 story frame dwelling. The proposed front yard should be 78 feet
based off the proposed 15'x15’ landscape material bin with roof.

P.O. Box 687, Goshen, N.Y. 10924 | (845)294-3700
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4. The existing side yards are listed as 20’ for one side and 60.6’ for total side yards. This is
incorrectly based off the proposed 60'x90’ storage building and the proposed 30’x40’
storage addition. The existing one side yard should be 47’ based off the existing 1 story
block building. The total side yards should be 158’ based off the existing 1 story block
building and the existing 2 story frame dwelling.

5. All setbacks should be shown on the plan including both existing and proposed front
setbacks, and the existing side setbacks.

6. The Site Plan should be signed and sealed by a licensed land surveyor or reference made
to a plan signed and sealed by a licensed land surveyor along with a copy of referenced
survey.

7. From the EAF dated 10/9/2024, it is stated that 0.92 acres will be disturbed by the project.
In that case, based on Village Code §168-11, any proposed action with more than 0.5
acres of disturbance is classified as a land development activity. §168-12(A) states that:
“No application for approval of a land development activity shall be reviewed until the
appropriate board has received a stormwater pollution prevention plan (SWPPP) prepared
in accordance with the specifications in this article and Article | of this chapter.” Therefore,
a SWPPP will be required.

8. Existing and proposed utilities shall be shown on the plans.

9. Details for ADA parking, striping, and signage shall be provided.

10. Sight distances for the driveway shall be provided.

11. Village Code §200-34(H)(3) requires that all dumpsters placed in the Village have a
dumpster enclosure. Details for the dumpster enclosure shall be provided.

12. Pursuant to Village Code §200-72(1)(1)(b) the following will need to be provided on or
along with the site plan:

a. Acreage of each distinct land use and the proposed density of each (if residential
uses are proposed).

b. All existing and proposed means of vehicular access and egress from the site
including details and calculations for turning radii.

c. Location of all existing and proposed waterlines, valves and hydrants, all sewer
lines and other utilities.

d. A detailed lighting plan showing proposed location, direction and type of outdoor
lighting.

Existing and proposed contours with intervals of two feet.

f. Boundaries and identification of existing soil types as may be found in the Sail
Survey of Orange County, New York.

g. A separate landscape plan showing both existing and proposed landscaping,
retaining walls and tree plantings, including a note on the plan indicating that all
approved landscaping will be maintained in perpetuity.

h. Details of dumpster enclosure(s).

13. Village Code §200-32(C) requires a landscaping plan for all uses aside from a single family
detached dwelling, a two family residence, or an agricultural use. Landscaping is also
subject to §200-44.J and §200-45.J.

14. Pursuant to Village Code §200-32(E) a tree plan shall be submitted. Any trees greater
than 8” in diameter should be marked on the plan. The plan shall indicate whether existing
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trees shall be removed or preserved, and the plans shall make provisions to preserve
existing trees to the greatest extent possible. Other natural features should also be marked
on the tree plan including ground cover, shrubs, vines, flowers, lawns, and similar natural
plant formations. It is our understanding that significant tree clearing has already been
done by the applicant without a permit or approval. Plans should provide the approximate
tree line as it would have previously existed prior to clearing.

15. An EAF was provided by the design engineer. The EAF indicates the potential presence
of endangered species/habitat (northern long eared bats). Plan should include appropriate
mitigation measures (eg. Limiting tree clearing between April 15t and October 315t .)

16. The plan shows a leader labeled “Limits of Disturbance (TYP.) ARAE = 0.95¢+ AC."
however the leader points to nothing.

17. Maneuvering around the dumpster enclosure seems tight, and there is limited room for a
large vehicle to turn around if they cannot use the proposed gate. Plans should indicate if
the gates will be accessible by garbage trucks and plans shall include a turning analysis
for trash pickup.

18. Site traffic flow shall be shown on the plans.

19. The limit of disturbance should be shown on the plan.

20. A pavement detail shall be provided.

21. Pursuant to previous comments a fence should be provided around the rear of the existing
grass area to provide separation from the residential uses and the commercial uses. On
previous revisions there was an existing fence that is not shown on the current plans.

22. Pursuant to Village Code §200-72(1)(1)(a) a general location map shall be included on the
site plan and shall include a North arrow and an indication of scale.

23. General site note 6 lists the net lot area as 83,765 S.F.. However, the net lot area
calculations calculate the net lot area as 88,330 S.F.

24. The provided lot coverage calculations incorrectly account for all the impervious surfaces.
Lot coverage is defined as “The percentage of the lot area that is occupied by the area of
the building or group of buildings.”

25. The lot coverage and impervious surface coverage should be calculated with the net lot
area rather than the gross lot area.

26. Previous revisions of the plans indicated that there is an outdoor storage area in the
eastern corner of the property. Is this to be removed or already removed?

27. The project is subject to Architectural Review per §200-73.

28. This application will require referral to the Orange County Planning Department for a
review pursuant to GML 239 based on proximity to a state highway. Plans should be more
developed prior to this referral.

29. A public hearing will be required.

This completes our review at this time. Further comments may be forthcoming based upon future
submissions. 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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October 7, 2024

Revised December 9, 2024
Revised January 9, 2025
Revised March 10, 2025

MEMO

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

David Higgins, Village Engineer
Ted Fink, Village Planner

FROM: Elizabeth K. Cassidy, Esq.

RE: Attorney comments on application of
386 RT 17M LLC

I have reviewed the most recent submission in connection with the application of 386
Route 17M LLC according to the application narrative dated February 20, 2025, the site has five
residential units in two buildings with four units in the center residential structure and one unit in
a building located at the north of the site. The site also has a commercial office and warehouse
building. The applicant seeks to construct a new 60x90° warehouse building and further seeks to
expand the existing commercial building with a 30’ x 40’ extension. If approved, the site will
contain four separate structures. The narrative indicates that the two businesses, a landscaping
business and fence business will be independent. The site is presently subject to code
enforcement proceedings before the Village of Monroe Justice Court for unpermitted clearing of
the site.

Updates from my previous memorandum are found in bold.

I offer the following comments:

Comment Status

1. The project site is located in the GB zoning district. The For Information
applicant seeks to expand existing landscaping office with
an addition to the office and adding a 60’ x 90’ storage
building. The pre-existing non-conforming multifamily
and single-family dwellings would remain unchanged.
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2. The project is subject to Site Plan review and special use
permit. See § 200-48 and § 200-72.

For Information

3. The project is subject to GML 239 due to its proximity to
17M. Referral to include OCDP and NYSDOT

4. A public hearing is required because it is a special use
permit,

For Information

5. Applicant to provide Environmental Assessment Form.
Upon submission of an EAF, Planning Board to initiate
SEQR process and type action.

12-9-2024 — Applicant submitted SEAF dated October 9, 2024.

# 8 b & ¢ — Applicant to complete

# 9 —No answer to be addressed by applicant.

# 13a — Applicant to address yes answer

# 16 — SEAF indicates project site located within 100-year flood
plain. Flood plain is depicted on site plan.

Action appears to be Unlisted Action.

1-9-2025 -
# 9 — No answer to be addressed by applicant.

6. Applicant to provide materials list and architectural
samples for review

Remains outstanding

7. Inote the comment memorandum of David Higgins, dated
October 7, 2024 and March 10, 2024

Site Plan Comments

8. Applicant to identify purpose of 20 ft easement shown on
site plan.

1-9-2025 — applicant indicates it is a water easement

Comment Satisfied

9. The property adjoins a residential zone. Planning Board to
address adequate buffering and the required parking and
loading setback. See § 200-44(I)

12-9-2024 — Applicant identifies loading area for the proposed
60x90 storage building. No loading area is proposed for the
existing building.
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1-9-2025/3-10-2025 — Buffering between commercial and
residential use remains to be addressed. See 200-26.5

10. Applicant appears to be paving the bulk of the site.
Applicant to address impact of additional impervious
surface on stormwater.

12-9-2024 — Although applicant indicates disturbance is less than
an acre and no SWPPP is required, Applicant has not provided any
calculations confirming the same. Calculations should be
provided.

1-9-2025 — Applicant has provided disturbance calculations.
Engineer Higgins to confirm calculations are acceptable. I
note that Chapter 168 requires a SWPPP for disturbance of
greater than 2 acre.

3-10-2025 - Applicant to include unauthorized clearing in its
disturbance calculations for purposes of preparing the SWPPP

Outstanding

11. Applicant to address impacts on floodplain.

12-9-2024 — Revise plans depict proposed fill and the
installation of landscape material bin with roof located in
the flood zone. Application subject to Flood Plain Permit.
See Chapter 107 of the Village Code.

Source of any imported fill and testing of fill to be to the
satisfaction of the Village Engineer. See requirements of §
200-31, “Land Disturbance.”

12. Applicant to address traffic flow both internal and external
to the site including onsite maneuvering and site distance

1-9-2025 — remains outstanding

13. Applicant to provide parking and loading calculations.
12-9-2024 — Parking and loading spaces to be shown on the plan.

1-9-2025 — Planning Board to discuss sufficiency of parking

14. Applicant to address signage.
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15. Applicant to address landscaping Remains Outstanding

12-9-2024 — Revised plans lack any landscaping existing or
proposed. See § 200-32 as well as 200-44J and 200-45].

3-10-2025 — Revised plans identify a row of evergreen tree
along the northern property boundary.

16. Proposed materials bin appears to covering a sewer man
hole cover. Applicant to address.

12-9-2024 — Applicant has relocated storage bin. Note comment
11.

3-10-2025 — Per 200-26.2 an accessory structure shall not be
located in the front yard. Applicant represented at March 10,
2025 worksession that no additional outside storage would
exist. A note shall be put on the plan and a condition of
approval.

17. Applicant to delineate and identify wetlands on the site and
identify any impacts to such wetlands. The Applicant to
provide net development calculation as required by Local
Law 4 of 2024, “Constrained Lands” and confirm
compliance.

12-9-2024 — Wetlands are shown on the site plan. Applicant to
perform deductions per Local Law 4 of 2024 and reference on site
plan.

1-9-2025 — Applicant provides a basic deduction of the purported
wetland area. There does not appear to be any indication of a
wetland delineation or how the wetland area was established for
purposes of that calculation. I defer to Engineer Higgins as to the
acceptability of the calculation.

3-10-2025 — Revised plans indicate a wetland delineation
prepared by Michael Nowicki. D. Higgins to review for
adequacy.

18. Dumpster area to be enclosed and otherwise comply with §
200-34 (H).

19. Plan to be signed and sealed by a licensed Land Surveyor

20. 3-10-2025 — Applicant to clarify intended use.
Application materials appear to use “warehouse” and

7 GRAND STREET, WARWICK, NY 10990 PAGE 4
PHONE: 845.987.7223

FACSIMILE: 888.549.3886

EKCASSIDYLAW.COM



“Sale & Storage of Lumber and Building Materials”
interchangeably.

21. 3-10-2025 — The site appears to contain multiple uses.
The bulk table must identify and account for each of

the uses in calculating the minimum lot area required.

For example:

Warehouse = 40,000 square feet of lot area

Sales and storage of lumber and building material = 40,000
square feet

Existing Residential = 20,000 square feet each

22. 3-10-2025 — Lot Coverage calculations to be based on
net lot area, not gross lot area. Bulk table to be
updated to be consistent. See § 200.20.1.

Our office reserves the right to provide additional comment upon receipt of new

submissions.
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