
VILLAGE OF MONROE 

ZONING BOARD OF APPEALS 

MINUTES 

August 12, 2025 

 

Present: Chairman Baum, Deputy Chairman Gilstrap, Member Lanari, Member Doherty, Member Margotta 

Alternate Member Benros 

Absent: None 

 

1. Call to Order 

• Chairman Baum called the meeting to order at 8:01 p.m. with the Pledge of Allegiance. 

 

2. Cases on the Agenda 

a. 15 Park Avenue 

 

• Continuation of amended application of 15 Park Ave, LLC for area variances from FAR Law Section 200-

24.1B to permit construction of a single family dwelling which will exceed the maximum floor area ratio 

by 950 SF (1,550 SF maximum permitted; 2,500 SF proposed) and which will which will have less than 

the minimum rear setback of 35’ (30’ proposed); and more than the maximum lot coverage of 25% (30% 

proposed).  The property is located in the SR-10 Zoning District and is identified as Tax Lot 202-2-11.1 

on the Town of Monroe Tax Map and is known as 15 Park Avenue. 

• Applicant: Abraham Levy on behalf of 15 Park Avenue LLC. 

• Requested Variances: 

o Exceeding maximum permitted floor area ratio (FAR): 950ft² over FAR Law Section 200-24.1D 

(proposed 2,500ft² versus 1,550ft² permitted). 

o Minimum rear setback: 30ft proposed versus 35ft required. 

o Maximum lot coverage: 30% proposed versus 25% permitted. 

• Zoning: SR10 district, Tax lot 202-2-11.1. 

• Board Actions/Comments: 

o Recusal of Deputy Chairman Gilstrap due to property owner conflict; Alternate Member Benrose 

appointed as alternate. 

o Applicant presented a reduced proposal (from 3,465ft² to 2,500ft² after prior feedback). 

o Existing house: 1,258ft², single story, no basement (just utility, not finished). 

o Discussion of proposed increases in size and coverage, with analysis of neighborhood character 

and comparable homes. 

o Comparison with neighboring houses provided by applicant; Board reviewed house sizes, FAR 

calculations, and compatibility. 

o Most nearby homes two-story and several exceed allowable FAR, but typically on larger lots. 

o Deliberations on potential precedent, future applications, and code changes. 

o No public comment (no members present). 

o Motion: Close public hearing – Motioned by Chairman Baum, Seconded by Member Doherty. 

o Vote: All in favor 5-0. 

• SEQRA Discussion: 

o Motion: Classified as Type II Action (no significant environmental impact) by Chairman Baum. 

Seconded by Member Margotta 

o Vote: All in favor 5-0. 

• Deliberation & Balancing Test (Per State Law) 

• Impact on neighborhood character and adjoining properties debated. 



o Board members divided: some saw no undesirable change or detriment; others worried about 

future precedent for code violations. 

o Considered if applicant’s goals could be met without a variance (e.g., building a smaller 

house). 

o Applicant reduced proposal based on board feedback. 

o Home intended for applicant’s primary residence. 

• FAR Law Adoption: 

o Applicant purchased property October 2023; FAR law amended November 2023 (after 

purchase). 

• Board reviewed all factors, acknowledged changes and impacts. 

• Motion by Chairman Baum to grant variance to allow a home of 2,500 ft2 to be built, as well as to 

grant the setback variance and the development coverage variance. Seconded by Member Doherty 

• Vote: 2-3.   

o Chairman Baum and Member Doherty- Yay.  

o Member Lanari, Member Margotta and Alternative Member Benros- Nay 

• Motion by Member Margotta to table this to September 9th so the applicant can consider a further 

reduction in the size of the home.  Seconded by Member Lanari 

• Vote: All in favor 5-0. 

 

b. 123-125 Elm Street 

• Continuation of amended application of 123 Elm St LLC and 125 Elm Street LLC for variances from 

the Table of District Use and Bulk Regulations, GB Zoning District, to permit auto sales and repair shop 

with offices which will have less than the minimum lot area of 40,000 SF (39,518 SF is proposed), less 

than the minimum front setback of 50’ (11.2’ is proposed) and less than the minimum rear setback of 

25’ (4.9’ is proposed).  Applicant also seeks variances from Section 200-51(N) for less than minimum 

setback of 200’ to a public recreation area (0’ proposed to Heritage Trail and 90+/-’ to Crane Park), 

from Section 200-64(A) & (B) to increase the non-conforming, from 200-51(O) to permit more than 5 

vehicles to be stored outside for more than 48 hours, and from 200-51(I) to permit the storage of 

vehicles within a required yard.  The property which is the subject of action by the Board is located in 

the GB Zoning District and is identified as Section 207, Block 1, Lots 2 & 3 on the Tax Map of the 

Village of Monroe and is known as 123-125 Elm Street. 

• Applicants were not present  

• Motion to adjourn public hearing to September 9th by Chairman Baum. Seconded by Deputy Chairman 

Gilstrap 

• Vote: All in favor 5-0 

 

c. 330 Stage Road 

• The application of Stage Development LLC for review of an administrative order and an interpretation 

that no variance is required pursuant to Section 200-44(I) requiring a loading area to be more than 200 

feet from a residential district boundary or in the alternative a variance from Section 200-44(I) to permit 

a loading area to be within 200 feet of a residential district boundary. The property which is the subject 

of action by the Board is located in the GB Zoning District and is identified as Section 213, Block 1, Lot 

30 on the Tax Map of the Village of Monroe and is known as 330 Stage Road.  

• Applicants were not present 

• Motion to adjourn to September 9th by Member Margotta. Seconded by Member Gilstrap with the 

request that Building Inspector Watson to be present.  

• Vote: All in favor 5-0. 

 

3. Approval of Previous Minutes 

• ZBA Minutes for June 10, 2025: 



o Corrections regarding attendance; discussion of details to formalize. 

o Edits made per board review. 

o Motion by Deputy Chairman Gilstrap to approve minutes subject to corrections. Seconded by 

Member Margotta.  
o Vote: 5-0 with Chairman Baum sustain and Alternative Member Benros voting 

• ZBA Minutes for July 8, 2025: 

o Corrections; discussion of details to formalize. 

o Edits made per board review. 

o Motion by Deputy Chairman Gilstrap to approve minutes subject to corrections. Seconded by 

Member Margotta. 

o Vote: 3-0 with Chairman Baum, Member Margotta and Alternative Member Benros sustaining.  

4. New Business 

• Notice of Intent – 59 Gilbert Street (Lead Agency for SEQRA): 

o Planning Board seeks lead agency status for site plan and special use permit (warehouse 

construction). 

o ZBA considered as involved agency due to needed variances. 

o Motion by Chairman Baum to consent Planning Board as lead agency. Seconded by Deputy 

Chairman Gilstrap. 

o Vote: All in favor 5-0 

5. Adjournment 

• There being no further business before the Board. 

• Motion by Member Margotta to adjourn meeting. Seconded by Chairman Baum.  

• Vote All in favor 5-0.  

• Meeting adjourned at 9:30 p.m. 


