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PLANNING BOARD MINUTES 

April 15, 2015 
 

Minutes of the April 15, 2015 Planning Board Meeting 

Members present: Don Serotta, Chairman, Barry Sloan, Carl D’Antonio, Stephen Denes, 

Ernie Damiani, Robert Conklin, and Frank Gilbert (arriving at approximately 7:30 p.m.) 

 

Also present: David Donovan, Planning Board Attorney and Al Fusco, Engineer.  

 

The meeting was called to order at approximately 7:05 p.m. 

 

Chairman Serotta stated that minutes went out for 12/17/15, 1/21/15, and 03/04/15. 

Steve Denes made a motion to adopt the minutes, seconded by Ernie Damiani. The 

motion passed 6-0.  (Frank Gilbert not yet in attendance.) 

 

Next, Chairman Serotta stated that the Town Board is going to hold a final public 

hearing on the Comprehensive Plan on April 22, 2015 at Town Hall.  

 

RIDGEVIEW ESTATES – 90 DAY EXTENSION 

 

First item on the agenda is Ridgeview Estates requesting a 90-day Extension of Final 

Approval. Bob Conklin made a motion to grant the extension, seconded by Carl 

Damiani. The motion passed 6-0. (Frank Gilbert not yet in attendance.) 

 

PRIMO SPORTS – PUBLIC HEARING 

 

Next item on the agenda is a public hearing for a sports park, Primo Sports, located on 

four different roads, Route 94, Tetz Road, Glenmere Road and Green Drive. The project 

is represented by Mark Fellenzer from Fellenzer Engineering. Present tonight are the 

applicants and many representatives.  

 

Chairman Serotta explained the procedure for tonight’s public hearing. First will be a 

presentation from the applicant to go over the whole project. When that is complete the 

Board may have a discussion about any questions or comments. At that point the Board 

will open the meeting for public hearing.  

 

Mark Fellenzer spoke first for the project and stated that one of the owners, Luca 

Spensieri would introduce the project members and then he would present the technical 

aspects of the project.  

 

Luca Spensieri introduced himself to the audience and the Board. Mr. Spensieri 

explained that Primo Sports has been around for seven and a half years in the Village of 
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Florida in a place that they have now grown out of and that is why they are looking to 

expand. They were looking for a location where the indoor activities and outdoor fields 

would all be contained in the same area. Mr. Spensieri then introduced his partner from 

the very beginning, Jim Lagarde. Next he introduced Mark Fellenzer, Ryan Fellenzer 

and Amador Laput, all of Fellenzer Engineering, Don Rhuda a lighting expert, Phil 

Grealy of Maser Consulting, Dominic Cordisco, the applicant’s attorney as well as 

attorney Gary Goldstein and finally landscape engineer, Stephen Esposito.   

 

Mark Fellenzer started the presentation to explain the project to the Board and 

audience. Primo Sports is a 25.8 acre site which has obtained a variance in terms of the 

acreage on the site from the ZBA as well as an interpretation in terms of the use that it 

conforms to. Mr. Fellenzer showed the current site layout renderings on the projection. 

He showed where the building is located, three soccer fields, two baseball fields and 

multi-purpose areas that will be used for training and for baseball.  

 

Mr. Fellenzer explained this is not the original plan as it was presented. It has been 

modified as all plans evolve over time with input from the community, Planning Board, 

engineers and the Town consultants. The applicants have listened to what these groups 

suggested and modified the plans. The building has been moved to the back of the site 

and the fields to the front to create more open green space visually when traveling 

around the site. This also places the major construction of the 62,000 square foot 

building and parking area as close to the industrial zoning as possible. The original drive 

was on Route 94 and moved now to Tetz Drive at the request of County Planning and 

after consultation with the State DOT, Highway Department Superintendent and 

engineers.  

 

Mr. Fellenzer stated the applicants did septic system percolations on the site and it is 

completed. A full environmental form has been completed and submitted as well as a 

full storm water pollution prevention plan. The traffic study is in full and has been 

submitted to the Town Engineer and Board for review. There has been correspondence 

back and forth to NY DOT. The applicants and their landscape architects have also met 

with the Town’s Landscape Architect Karen Arent. SEQR is underway and the Planning 

Board is the Lead Agency.  

 

Mr. Fellenzer stated that two soccer fields and one ball field are proposed to be lighted. 

The access in and out of the site is lighted as well as the parking lot. He stated the poles 

are 70-foot high with LED lights. These lights will result in the least amount of glare and 

spill outside of the property and are mounted at that height for the best directionality.  
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Mr. Fellenzer briefly discussed storm water management and how the change of the 

building location affected the use of the pond. He then introduced Don Rhuda of Musco 

Light Design to discuss the project lighting. 

 

Mr. Rhuda stated they will be using LED lights on the project. He discussed that 

mounting height is critical in order to make the lighting effective. Effectiveness is 

keeping within the boundaries of what is trying to be lit. The taller the pole the more 

vertical the angle becomes for aiming. The more vertical the pole is, the more ability to 

contain the light within the desired area. The proposed poles are 70 feet in height in a 

matt-finish dark gray.  

 

Next Mr. Fellenzer introduced Phil Grealy of Maser Engineering to talk about the 

entrance change and the DOT’s comments on it. Phil Grealy stated he is a professional 

engineer who specializes in traffic and transportation. The traffic study was done using 

various information and data collected about the roadways serving the site, Route 94, 

Tetz Road, and Glenmere Road, identifying what current traffic volumes are, visual 

counts, machine counts and counts from New York State Department of Transportation. 

A study was done on prior use and what the proposed project’s use will generate in 

terms of traffic volume. The basis for that are other studies of similar facilities from the 

Institute of Transportation Engineers.  A project of this magnitude can generate in peak 

hours over 100 vehicles entering and 100 vehicles exiting in a one-hour period. The 

study looked at weekdays as well as weekend peak traffic conditions. The study looked at 

speeds and sight distances. New York State DOT was asked to review the document and 

they found that the document was acceptable. They sent a letter that outlined some 

recommendations. Access will be via Tetz Road.  

 

New York State Department of Transportation letter dated April 14, 2015: 
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Chairman Serotta stated that Karen Arent, the Board’s landscape architect submitted a 

letter but that it would not be discussed tonight and then asked Steve Esposito, Primo 

Sports’ landscape architect to consult with Ms. Arent.  

 

Chairman Serotta then asked Al Fusco to speak about the following letter he submitted:  
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Al Fusco stated he has worked very closely with the project engineers and has reviewed 

voluminous information several times as the project evolved.  Mr. Fusco talked about 

the points in the letter with the project engineers.  

 

Chairman Serotta stated under certain circumstances under NYS law called Municipal 

239 an action has to be referred to the Orange County Planning Department for their 

review. Because the project sits along a state road it has to be reviewed. The following 

response was sent from Orange County Department of Planning: 
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Chairman Serotta explained that Orange County Planning in a response back to a board 

has two options and then some sub-options within the options. One of the options they 

have is a mandatory comment. Mandatory comment means that they feel strongly 

enough about something that they are asking the Board to take a special look and would 

require the Board to have a super majority vote to override their comment which would 

be a five (5) vote on a seven (7) member board.  One item was flagged as a mandatory 

comment. 

 

The other option is to give advisory comments which are just suggestions. On the 

referral they chose to do both. One of the concerns was light pollution. Chairman 

Serotta read from the above document.  

 

Chairman Serotta polled the Board for comments. Barry Sloan stated he had three 

issues he would like to go over. He asked what the existing building off of 94 is going to 

be used for. Mark Fellenzer stated that it would be renovated and used to store mowing 

equipment for maintenance of the fields. Barry Sloan also commented that the distance 

from the entrance to Rt. 94 only allows for five or six cars with 294 parking spaces in the 

lot. He is concerned about traffic backup. He is also concerned with the speed limit and 

hill crest on 94 near the project. Mr. Sloan suggested a blinking light and was informed 

the State doesn’t want to do that, so he is concerned. Phil Grealy, traffic engineer, stated 

they are following the standards and have looked at the queuing. The project has a long 

entry road for traffic flow. State DOT does not like blinking lights and feels it has the 

sight distance. Mr. Grealy said they can request a blinking light again and will have 

additional signage. 

 

Mr. Sloan’s third comment was that he does not want to see traffic going through the 

residential area of Green Drive to avoid the traffic created on Tetz. He requested signage 

to keep people out of the residential area trying to access the property.  

 

Chairman Serotta now opened the meeting to public comment. Let the record reflect 

that the proper mailings were sent out and the proper notice was put in the Times 

Herald Record.  

 

The first member of the public to speak was Steven Meehawk of 24 Green Drive. His 

concern was the septic. He stated he has been a resident for 21 years and is aware of the 

lot the project is proposed on. He says water sits there all the time. He feels where the 

engineers have proposed the septic is not a good spot and should be located elsewhere 

on the property not near his well. He’s concerned it’s a health risk to his family, his 

property value and house, and the smell from the leech fields. He’s concerned that if his 
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well becomes contaminated, he wants either the Town or Primo to pay for remediation 

and to be responsible for it.  

 

Mr. Meehawk’s second concern is the trees. He wants it in writing that if anything 

happens to the trees that they are replaced. He is also concerned with trucking in the 

dirt for the fields and what’s in the dirt. He stated he is not against the project, but 

wants the applicants to work with him, especially where it concerns his well. Mr. 

Meehawk stated lighting is also an issue, including the hours of operation. He requested 

his residential neighborhood get signs stating no parking for Primo Sports.  

 

The next person to speak was Craig Oleniczak, 61 Jane Street, Florida, an elected trustee 

in the Village of Florida. He stated he was the trustee responsible for recreation and 

parks in the Village of Florida and has a great working relationship with Primo Sports 

and specifically Jim Lagarde. Mr. Oleniczak stated that Mr. Lagarde always reaches out 

to the Village to offer programs to the children and that the Village has benefitted 

greatly with little to no cost to the Village’s programs. Mr. Oleniczak stated Primo Sports 

is a great opportunity to the area and children and wished them luck. He submitted a 

letter to the Board stating his support. The letter is on file.  

 

Oliver Cassels, owner of the Rambler’s Rest in Monroe spoke next. In addition to 

owning Rambler’s Rest he is the vice-president of the Orange County Taverns and 

Restaurant Association. He stated restaurants in the area are down about 30 percent 

from last year. Mr. Cassels stated that the Primo Sports project is a great opportunity to 

help all local businesses.  

 

Andrew Delo, 10 Glenmere Road spoke next. He moved to his home in 2006. He wants 

to know what is going to be going on in the building. He is concerned with the traffic 

volume. He stated all he hears on Rt. 94 is trucks Jake braking all the way down. He is 

concerned about the additional noise and pollution as well as the hours of operation. 

Mr. Delo is concerned for his family and his neighbor’s quality of life as well as his 

property value.  

 

Next to speak was Len Germaine 4070 Summerville Way. He lives directly across from 

the project on the north side of Rt. 94. He said he was jolted when he saw a building of 

this size proposed directly across the street from his house. He has lived here his whole 

life and his grandchildren are the seventh generation on his property. After generations 

of open space, seeing a building this size is going to be quite an adjustment. Mr. 

Germaine feels this is not the site for Primo Sports. He feels the lot is too small. 

According to Mr. Germaine, the code calls for 50 acre minimum lot size. The project was 

before the Zoning Board twice to get an area variance. Mr. Germaine asked Dave 
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Donovan, Planning Board attorney about two executive sessions held at the Zoning 

Board. He stated that the Zoning Board gave no reason for going into executive session. 

His understanding is that the executive session has to have a reason. He asked Mr. 

Donovan if that is true. Mr. Donovan stated his job is to advise the Planning Board. He 

was not at the ZBA meeting and he is not the ZBA attorney and cannot offer an opinion.  

 

Mr. Germaine asked for it to be noted on the record that they do have to have a reason 

to go into executive session and the ZBA did not do that and suggested that maybe this 

puts the project in jeopardy. He asked that it be looked into to see if it should be 

changed or recalled or possibly redone.  

 

Mr. Germaine stated that no one has suggested lowering the speed limit on Rt. 94. He 

said it is a very busy road and he has lived there his whole life and it is a racetrack and a 

drag strip. He stated that the Town needs to petition the State to lower the speed limit 

on 94 from Chester to Florida asking for 30 miles per hour for the whole distance and 

maybe be happy to get 40.  

 

Mr. Germaine also suggested limiting the amount of people who could be assembled on 

the property at one time to help alleviate traffic. He is also concerned with hours of 

operation. Instead of having lights, have no lights and limit the operation from 8 am to 6 

pm. In the summer months lights are not needed. Anything before 8 am and after 6 pm 

can be conducted inside. He feels it is a quality of life issue. He does not want to hear 

hollering and screaming and yelling while he is trying to sleep. Mr. Germaine stated 

there are numerous other facilities including another new one being built in Warwick 

very similar to this one. He questioned how many more are really needed.  

 

Mr. Germaine asked if he could see the applicant, Luca Spensieri’s resume or a summary 

of the buildings he has done and how well they’ve been done. He’s afraid of the building 

being started and not completed or somewhere down the road the zoning for the 

property being changed to industrial.  

 

Next to speak was Amanda Dana from Orange County Partnership. She stated that she 

does not work for Luca Spensieri, but works for the County. In terms of economic 

impact and smart growth she is very pleased to support this project. She stated Primo is 

located in Florida and has choices. They do not have to stay in Orange County but they 

chose to stay. She stated the project will create construction jobs, full and part-time 

positions and that it is a tourism project. The people visiting Primo Sports are spending 

money in the community. On behalf of Orange County Partnership she is pleased to 

strongly endorse Primo Sports.  
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Chester Slaybaugh of Chester spoke next. He stated he has been a resident since 1996. 

He said he has known Jim Lagarde for the past three years and he is a person who takes 

care of business. He knows that Jim and his team will take care of the Chester residents 

and will address any concerns that the residents have. He looks forward to a quality 

facility in Primo Sports.  

 

Scott Perry, 221 Conklintown Road, Goshen spoke next. He commented as a parent, 

home owner and business owner. As a parent he loves this project. As a home owner he 

is pleased with the project. As a business owner he is in favor of a project that draws 

more people to the area. His business is security, parking lot attendance and traffic 

control and he believes Primo Sports has taken the steps to make the flow of traffic as 

easy as possible. Mr. Perry supports the project.  

 

William Galvin of Black Stallion Court in Middletown spoke next. He has been involved 

with Primo Sports since they started. He stated that both Luca Spensieri and Jim 

Lagarde are the kind of people that would do anything for anybody. They are involved in 

charities and fundraisers and they take care of the community. He stated they are stand-

up people. He supports the project.  

 

Next to speak was Gary Goldstein, an attorney who represented Primo Sports in the past 

but is not representing them tonight. He is here as a member of the public tonight. He 

wants to speak in favor of the project. He stated that Mr. Spensieri and Mr. Lagarde are 

very community oriented. He compared the current location of Primo Sports to the 

proposed location and felt the new site was even better than the current location. Mr. 

Goldstein supports the project.  

 

Greg Thompkins of Warwick was the final public speaker. He supports the project. He 

stated things are always going to change and not to fear it. He says the project will not 

only bring tourism for the games, but help bring people back to explore the area. Mr. 

Thompkins lastly stated that he trusts Jim Lagarde with his daughter’s life. That’s how 

strongly he feels about his character. He fully supports Primo Sports.  

 

Let the record reflect that nobody else came forward to speak at this time.  Chairman 

Serotta stated that the Board had the choice to extend the public hearing or close it at 

this point in time. Chairman Serotta polled the Board member as to whether they would 

like to close or keep open the public hearing. Frank Gilbert reserved. Bob Conklin would 

like to extend it as he feels there are a lot of open questions that may be up for change 

and he would like to hear from the public before the public hearing is closed. Chairman 

Serotta would like to close the public hearing as no decision is being made tonight 

anyway and all suggestions and concerns will be addressed by the applicants and 



TOWN OF CHESTER 
PLANNING BOARD MINUTES 

April 15, 2015 
 

answered to the satisfaction of the Board. Carl D’Antonio is in favor of closing the public 

hearing. Ernie Damiani is in favor of closing the public hearing. Steve Denes would like 

to keep the public hearing open for written comments for ten (10) days.  Barry Sloan 

would like to keep the public hearing open as he feels there are too many unanswered 

questions still remaining. Frank Gilbert after further consideration voted to keep the 

public hearing open.  

 

Dave Donovan explained that the purpose of the public hearing is for the public to 

present issues to assist the Board in its decision making. If the Board feels that there is 

more information that is needed from the public to assist in decision making, then it 

should keep the public hearing open. On the other hand, if the Board believes the issues 

have been accurately and completely identified by the public, but not yet answered the 

Board can close the public hearing. As an interim measure the Board has the ability to 

close the public hearing but accept written comment for a specific period of time.  

 

Barry Sloan made a motion to keep the public hearing open until May 20, 2015, Bob 

Conklin seconded the motion.  

 

Aye:      No: 

 

Frank Gilbert     Chairman Serotta 

Bob Conklin  

Carl D’Antonio 

Ernie Damiani 

Steve Denes 

Barry Sloan 

 

The motion to keep the public hearing open until May 20, 2015 passed. Chairman 

Serotta stated there will be no other notices sent out.  

 

A brief recess was taken at approximately 8:50 p.m. 

 

Next item on the agenda: 

 

BOARD DISCUSSION ON A RIDGE OVERLAY APPROVAL 

 

The project is called Tolis/Lee presented by Christopher Collins, Architect for 70 

Ralphie Lane which is an open area subdivision off of Trout Brook Road.  
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Chris Collins appeared before the Board for the applicants Arthur Tolis and Sophia Lee. 

He presented the Board with a site plan and explained the applicants choose the lot 

because it was conducive for a walk-out basement. However due to the shape of the lot 

being a wedge shape, the residence had to be skewed to take advantage of the 

topography. The curb cuts are already in. Mr. Collins showed floor plans, elevations and 

renderings. He described using natural materials such as a bluestone walkway and gray 

stucco siding in a fine texture. The windows will be black and the trim a 25 percent gray. 

The roof is a black asphalt shingle with accented areas of copper and copper gutters and 

downspouts.  

 

Chairman Serotta stated on the ridge what the Planning Board needs to consider is the 

visibility of the house. The applicant would have to use non-reflective glass. The Board 

discussed the potential visibility of the proposed home from various locations.  

 

Al Fusco submitted the following letter:  
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Al Fusco stated that the area of disturbance is to be kept at a minimum and to be shown 

on the plan accordingly.  Natural vegetation is to be maintained and if necessary 

additional plantings and the colors of the structure should blend into the natural 

landscape.  

 

The Board discussed additional landscaping. Barry Sloan questioned where the septic 

would be located. Mr. Collins said they are working on that but don’t currently have a 

complete answer but it would be somewhere behind the house. Mr. Collins said the 

drawings for the septic on the approved lot are extremely vague. Al Fusco stated if the 

applicant is going to move the septic, he would have to witness it. 

 

Frank Gilbert made a motion to grant Ridge Preservation Overlay Approval based on the 

roofing colors, siding colors, non-reflective glass and minimum disturbance along the 

edge of the property, seconded by Bob Conklin. The motion passed unanimously.  

 

RIEGER HOMES RIDGE OVERLAY APPROVAL  

 

Next item on the agenda is Ian Rieger of Rieger Homes appearing before the Board to 

request a color change on a home to be built in the Fox Hill Subdivision. The Board had 

already approved the colors for Ridge Preservation Overview, but Mr. Rieger is asking to 

change the colors based upon the buyers’ request.  

 

Ian Rieger stated the requested change is for Lot 5. The house style is substantially the 

same and showed a rendering of the home and samples of the new proposed colors in 

beige and stone. The proposed home is approximately 2400 square feet.  

 

Chairman Serotta polled the Board for questions and comments and there were none.  

 

Motion to grant Ridge Preservation Overlay Approval for a color change made by Barry 

Sloan, seconded by Ernie Damiani. Motion passed unanimously.  

 

1834 KINGS HWY – WORK SESSION 

 

Appearing before the Board is Arthur Madonia. He is interested in purchasing the 

property at 1834 Kings Hwy and would like to turn it into a retail nursery. The property 

is currently in the foreclosure process and is in short sale. The applicant has requested a 

work session to get some direction on his proposed project.  
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Mr. Madonia presented a rendering to the Board. He explained his project as a retail 

nursery selling flowers, plants, and seeds. The growing would not be done on site. 

Eventually he would like to put greenhouses on the site.  

 

Chairman Serotta advised the applicant that the property had twice appeared in the 

Times Herald Record for foreclosure proceedings and to take that into consideration 

before he starts spending money on the planning process. He next advised the applicant 

that he would have to go through some form of site plan approval and told the applicant 

where to find all the relevant information. Chairman Serotta discussed fees and the 

general process that would need to be followed if the applicant wished to pursue the 

project.  

 

The next meeting will be on May 6, 2015.  

 

The meeting was adjourned at 9:45 p.m. 

 

Respectfully submitted, 

 

 

 

Tanya McPhee 

Planning Board Secretary 

 

 


