
 

Thursday, August 13, 2026 
Monroe Planning Board Workshop Meeting 

Town of Monroe, New York 
Town Hall 
1465 Orange Turnpike 
Monroe, NY 10950  

1. Welcome 

1.1. Roll Call 

1.2. Point Out Fire Exits 

1.3. Pledge of Allegiance 

2. Returning Projects 

2.1. Henry Farm Subdivision (0201-2022) 
SBL #29-1-2.52 
Lakes Rd and Camp Monroe Road 

2.2. Orange & Rockland Utilities, Inc. - Forest Avenue Substation (0237-2025) 
SBL #1-2-43  
Forest Avenue and Forest Street 

2.3. Walmart Expansion (0233-2024) 
SBL #2-1-31.1 
288 Larkin Drive 

2.4. FBG Harriman Upper Retail LLC (0181-2019) 
SBL #2-1-34.2 
Harriman Business Park, 128 Bailey Farm Road  

3. Minutes 

3.1. June 16, 2026 

3.2. July 21, 2026 

4. Adjournment 

Page 1 of 24



4.1. Adjournment of Meeting 
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TOWN OF MONROE 
PLANNING BOARD 

TECHNICAL REVIEW COMMENTS 
 
PROJECT NAME: ORANGE & ROCKLAND UTILITIES FOREST AVENUE SUBSTATION 
PROJECT LOCATION: FOREST AVENUE/ FOREST STREET 
   SECTION 1 - BLOCK 2 - LOT 43 
PROJECT NUMBER: 10-11; 25-237 
DATE:   11 AUGUST 2026 
CONSULTANT:  EN ENGINEERING  
PLAN DATE:  N/A 
DESCRIPTION: THE APPLICATION PROPOSES A NEW ELECTRICAL SUBSTATION LOCATED OFF OF FOREST 

AVENUE.  THE APPLICATION RECEIVED APPROVAL AT THE 15 JULY 2025 BOARD 
MEETING. 

 
1. The application received approval for special use, wetland permit and site plan on 15 July 2025.  The 

resolution of approval contained conditions which satisfied, and the project plans were signed on 20 
March 2026.  General Condition 8 of the resolution requires that construction must be completed within 
180 days or the special use permit approval will expire.  The condition also states that the Planning Board 
may extend the approval for two 90-day periods. 
 

2. Construction of the facility has been ongoing and progressing in accordance with the approved plans.  We 
are unaware of any outstanding issues at this time and have no objections to the Board granting the 
extensions if they so choose.   

 
 
Respectfully submitted, 
 
MHE Engineering, D.P.C. 

 
Matthew Sickler, P.E. 
Engineer for the Planning Board 
 
 
P:\10-10 TOWN OF MONROE\10-11 Planning Board\000 - Applications - Projects 2025\25-237 O&R SP & SUP (Forest Ave Substation)\Planning 
Board\Technical Review Comments\8.11.26 OR SP  SUP (25-237).docx 
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TOWN OF MONROE 
PLANNING BOARD 

TECHNICAL REVIEW COMMENTS 
 

PROJECT NAME: WALMART INC. – EXPANSION AND STORAGE TRAILERS  
PROJECT LOCATION: 288 LARKIN DRIVE 
   SECTION 2 - BLOCK 1 - LOT 31.1 
PROJECT NUMBER: 24-233 & 23-218 
DATE:   3 AUGUST 2026 
CONSULTANT:  DEWBERRY ENGINEERS INC. 
PLAN DATE:  28 APRIL 2026 
DESCRIPTION: THE APPLICATION PROPOSES A 4,402 SF ADDITION TO THE NORTHWESTERN 

CORNER OF THE BUILDING AND REDESIGN/RECONSTRUCTION OF PARKING 
SPACES ON THE SAME SIDE OF THE BUILDING.  THE APPLICATION RECEIVED 
CONDITIONAL APPROVAL AT THE BOARD’S 16 JUNE 2026 MEETING. 

 
1. The Applicant has provided “will serve” letters from the Village of Harriman and Orange County DPW 

which satisfies our previous comments from 11 June 2026 and specific condition #1 of the Resolution 
of Approval.  We have no further comments regarding the application. 

 
 
Respectfully submitted, 
 
MHE Engineering, D.P.C. 
 
 
 
Matthew Sickler, P.E. 
Engineer for the Planning Board 
 
 
P:\10-10 TOWN OF MONROE\10-11 Planning Board\000 - Applications - Projects 2024\24-233 Walmart Expansion\Technical Review 
Comments\8-3-26 Walmart Expansion (24-233).docx 
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                                                        DisclaimerThis drawing and/or file has been prepared by Langan Engineering and Environmental Services Inc.  ("Langan ")and is being provided solely as a convenience to the recipient.  Langan makes no representation regarding thesuitability for the intended use of the recipient. In addition to Langan's ownership and copyright interests of theseelectronic files, Langan makes no representation regarding fitness for any particular purpose, or suitability foruse with any software or hardware. It is the recipient's obligation to understand the design intent and to use thisdigital data appropriately.Due to the alterable nature of electronic documents, Langan does not make any expressed or implied warrantyfor the accuracy or completeness of this information.  The information, design and ideas contained in this file areproprietary and shall not be copied or used for any purpose that is not authorized, in writing, by Langan.Only current, signed and sealed plans shall be considered valid construction documents.  Because ofthe constantly changing nature of construction documents, it is the recipient's responsibility to request the latestdocuments from Langan for their particular task.If any discrepancies are discovered, the recipient must notify Langan Engineering and Environmental Services, Inc.immediately in writing.Viewing the contents of this file shall serve as your acknowledgement of acceptance of the above terms and conditions.To view the graphic contents of this file, you must type "Zoom Extent ".  By opening this file or through the use of theinformation contained herein, the recipient agrees to indemnify and hold Langan harmless from any loss, damage,liability or cost, including reasonable attorney's fees that Langan incurs defending such claims, arising from any useor reuse of this electronic document or information.
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SITE LIGHTING SCHEDULE

SYMBOL KEY QTY.
FIXTURE

MANUFACTURER FIXTURE MODEL FIXTURE DESCRIPTION

FIXTURE
MOUNTING

HEIGHT WATTS LUMENS OPTICS
COLOR

TEMPERATURE FIXTURE CATALOGUE NO.

6 LUMENPULSE LUMENICON BOLLARD LIGHT BOLLARD N/A 1,000 TYPE IV 2700 K LIB-VOLTAGE-CSL-OUTPUT-27K-CRI
80-4

NOTES:

”

”
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CONCRETE PAVING

N.T.S.
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LIGHT BOLLARD FOUNDATION

N.T.S.

4

LIGHT BOLLARD CUTSHEET
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SHRUB PLANTING
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PERENNIAL AND GRASS PLANTING
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TOWN OF MONROE 
PLANNING BOARD 

TECHNICAL REVIEW COMMENTS 
 
 
PROJECT NAME: FBG HARRIMAN UPPER RETAIL LLC 
PROJECT LOCATION: HARRIMAN COMMONS 2-1-34.2 
PROJECT NUMBER: 10-11; 19-181 
DATE:   11 AUGUST 2026 
CONSULTANT:  LANGAN 
PLAN DATE:  23 DECEMBER 2019 
DESCRIPTION: THE PROJECT IS PROPOSING THE CONVERSION OF RETAIL SPACE TO RESTAURANT SPACE 

WITH OUTDOOR DINING. 
 

1. The site plan set submitted is from prior applications in 2019.  The Design Professional should confirm 
that the plans accurately reflect the current site conditions. 
 

2. The plans should clarify the location of the property boundary. 
 

3. The Planning Board approval block should be updated to the latest version and placed in the lower right-
hand corner of each plan sheet. 
 

4. Verify that the proposed improvements do not impact the existing utility rights-of-way. 
 
 
Respectfully submitted, 
 
MHE Engineering, D.P.C. 

 
Matthew Sickler, P.E. 
Engineer for the Planning Board 
 
 
P:\10-10 TOWN OF MONROE\10-11 Planning Board\000 - Applications - Projects 2016-2019\19-181 - HBP 4B Endspace-Food Area SP Am\TECH 
COMMENTS\FBG 8-11-2026.docx 
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J. Benjamin Gailey 
John C. Cappello 
Gary M. Schuster 
Kara J. Cavallo 
Kelly A. Pressler 
Michele P. Ellerin* 
Michael Wagner*  
Rebecca C. Johnson 
Rachel J. Rosenwasser 
Gregory R. Picciano 
Conor C. Horan 
Isabelle A. Hayes 
Christine F. Harrington 
Anastasia Rivera-Bonilla 
Maria C. Donovan 
______________________ 
 
David B. Gubits** 
Howard Protter** 
George W. Lithco** 
 
*Also admitted in NJ 
**OF COUNSEL 
 
REPLY TO: 
158 Orange Avenue 
P.O. Box 367 
Walden, NY 12586 
tel. (845) 778-2121 
fax (845) 778-5173 
  
548 Broadway 
Monticello, NY 12701 
tel. (845) 791-1765 
fax (845) 794-9781 
 
 
JGLAW.LAW 

 

 

 

 

July 29, 2026 

 

Hon. Bonnie Franson, Chairperson 

  and Town of Monroe Planning Board 

1465 Orange Turnpike  

Monroe, NY 10950 

 Re: Amended Site Plan Application 

  Harriman Business Park - Lot 4B – Retail B1 (End Space) 

  Our File No. 3245-022 

 

Dear Chairperson Franson and Members of the Board: 

 

This letter supplements the Amended Site Plan Application submitted 

on July 16, 2026, whereby our client RD Management LLC proposed to 

amend the End Space site plan that was previously granted conditional site 

plan approval by the Board on January 21, 2020. 

 

As our letter explained, RD will lease the entire space in Building B1 

to a restaurant tenant, expanding the restaurant use into the former ABE retail 

space.  The restaurant will incorporate the outside patio area that was approved 

as part of the Food Court approval. 

 

We write to clarify a few points about the application: 

 

1. While the overall layout of the 2019 Site Plan remains substantially 

the same, our client anticipates that the tenant may adjust some of the details 

shown on the site plan as its plans progress.   

 

As you will recall, the conditional approval contemplated that a future 

tenant might modify details to suit the needs of its operation, and provided that 

the Building Inspector would determine whether any further Planning Board 

review was required.  Conditions 5, 9, 10.   

 

We believe that procedure remains appropriate. 

 

2.  Our client has confirmed the exclusions noted in the 2019 Langan 

Parking Memo, which determined that 175 parking spaces were currently 

available within the Upper Lot, and which were reflected in Condition 19 of 

the 2020 Conditional Approval Resolution, are still valid. 

 

3.  Our client has requested that the tenant’s architect provide a 

proposed floor plan for the restaurant and conceptual renderings of any 
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J&G Law, LLP  July 29, 2026 

Amended Site Plan Application 

Harriman Business Park - Lot 4B – Retail B1 (End Space)     Page 2 

______________________________________________________________________________ 

3245-022/gwl 

signage or proposed changes to the 2020 building façade plan and be prepared to discuss those 

conceptual plans at the Board’s August meeting.   

 

As previously noted, no significant changes in exterior aspects of the site plan that was 

conditionally approved, including landscaping or lighting, are anticipated. 

 

4.  Given the minor exterior changes to the site plan, we believe the Board will be able to 

consider action to: 

 

(a)  confirm that adequate parking is available to accommodate the restaurant use;  

 

(b)  reaffirm its 2019 determination that the proposed action is a Type II SEQRA action 

that does not require further SEQRA review;  

 

(c)  waive the need for a hearing on the proposed site plan amendment, and 

 

(d)  refer the plan to OC Planning for 239 review (with a copy of the prior OC Planning 

“local action” review) and authorize the Secretary to follow up so the response is available for the 

September meeting. 

 

 Our client looks forward to discussing this proposal with the Board at your August meeting. 

 

       Very truly yours, 

       George Lithco 
       George Lithco 

 

CC: Client 
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