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TOWN OF NEWBURGH 
PLANNING BOARD 

TECHNICAL REVIEW COMMENTS 
 

PROJECT NAME:  HAPPY TREE RETAIL CANNABIS DISPENSARY 
PROJECT NO.:   25-5 
PROJECT LOCATION:  99 ROUTE 17K 

SECTION 95, BLOCK 1, LOT 33 
REVIEW DATE:  31 JULY 2025  
MEETING DATE:  7 AUGUST 2025 
PROJECT REPRESENTATIVE:        MOSS ARCHITECTS                                                         
 

1. Orange County Department of Planning has issued a local determination based on the Planning 
Board referral.   

 
2. The project is a Special Use under the Town Code 185-48.9. 

 
3. A courtesy letter to the  NYSDOT was sent from this office.   No response to the letter of 7 July 

2025 has been received. 
 

4. Area variances were granted by the ZBA on 22 May 2205 meeting. 
 

5. Project requires a Public Hearing. 
 
  
 

Respectfully submitted, 
 
MHE Engineering, D.P.C. 
 
 
 
Patrick J. Hines       Michael W. Weeks, P.E. 
Principal       Principal 
 
PJH/kmm 
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500' RADIUS: NO 
• DAY CARE 

• PUBLIC PARK

• PLAYGROUND 

• PUBLIC SWIMMING POOL 

• LIBRARY 

• RECREATION CENTER

• EXISTING DWELLING UNIT.

1000' RADIUS: NO CANABIS FACILITIES
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RT 17K

PARKING REQUIREMENTS
CODE LAND USE RATE
820-828 SHOPPING CENTER 3.97/ 1000 GSF

SHOPPING CENTER= 10,455 GSF 
3.97*10,455/1000= 41.5 SPACES REQURIED

49 PROVIDED.
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RETAIL SHOPPING CENTER
10,455 G.S.F.

N

DUMPSTER

NOTE 1: WINDOWS SHALL BE 
CURTAINED TO PREVENT VISIBILITY 
OF INTERIOR FROM STREET

NOTE 1

GENERAL NOTES
1. NO LOUDSPEAKERS ARE PERMITTED ON THE EXTERIOR

2. NO SMOKING WILL BE PERMITTED ON THE PREMISES

3. EXTERIOR OF THE BUILDING SHALL BE MAINTAINED AND LITTER 
REMOVED ON A DAILY BASIS

4. TRASH SHALL BE STORED AND REMOVED VIA LOADING DOCK

5. A STATE LICENSE SHALL BE OBTAINED

6. HOURS OF OPERATION: 10AM-10PM MON-SAT, 11-7 SUN

NO PRODUCT VIS8IBLE FROM 
WINDOWS OR ENTRY DOOR

SCALE:

DATE:

DRAWING TITLE

DRAWING NO.

THESE CAD FILES MAY NOT BE USED, DUPLICATED, 
MODIFIED OR CHANGED IN ANY MANNER WITHOUT 
THE WRITTEN CONSENT OF BERG + MOSS 
ARCHITECTS PC. THE USER AND ITS AGENTS WILL 
BE LIABLE FOR ANY UNAUTHORIZED USE, 
DUPLICATION, MODIFICATION OR CHANGE.

473 MAIN STREET No. 1
BEACON, NY 12508

NEWBURGH, NEW YORK 

99 ROUTE 17
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SEAL & SIGNATURE

DWG BY:

CHK BY:

T: 845 972-4600
INFO@MOSS-ARC.COM
moss-arc.com

APPLICANT:
HAPPY TREE DISPENSARY
99 ROUTE 17K
NEWBURGH, NY
(914) 755-7700
TIFFANYMCPHAIL@HAPPYTREE.LOVE

OWNER:
MAR PROPERTIES LLC
101 BRACKEN RD
MONTGOMERY, NY
(845) 629-2223
STEVEBRO2632@GMAIL.COM

SECTION 96 
PARCEL 33

As indicated

1.25.22

A-001

SITE PLAN

Author

Checker

1 1/2" = 1'-0"

REGIONAL MAP1

1/16" = 1'-0"

SITE PLAN2

No. Date Description



R
e
fr

ig
e
ra

to
r

5
 S

P
A

C
E

S

5
 S

P
A

C
E

S

RT 17K

2
2

' 
- 

0
"

2
5

' 
- 

6
"

21' - 5"

7
 S

P
A

C
E

S

5
 S

P
A

C
E

S

12 SPACES

15 SPACES

LOADING DOCK

2
2

' 
- 

0
"

10' - 7 1/2"

11' - 9 1/2"

20
' -

 0
"

16' - 8 1/2"

RETAIL SHOPPING CENTER
10,455 G.S.F.

DUMPSTER

NOTE 1

EXISTING DOWNLIGHTS (TYP)

NEW FLOOD LIGHTS (TYP)

SCALE:

DATE:

DRAWING TITLE

DRAWING NO.

THESE CAD FILES MAY NOT BE USED, DUPLICATED, 
MODIFIED OR CHANGED IN ANY MANNER WITHOUT 
THE WRITTEN CONSENT OF BERG + MOSS 
ARCHITECTS PC. THE USER AND ITS AGENTS WILL 
BE LIABLE FOR ANY UNAUTHORIZED USE, 
DUPLICATION, MODIFICATION OR CHANGE.

473 MAIN STREET No. 1
BEACON, NY 12508

NEWBURGH, NEW YORK 

99 ROUTE 17
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SEAL & SIGNATURE

DWG BY:

CHK BY:

T: 845 972-4600
INFO@MOSS-ARC.COM
moss-arc.com

APPLICANT:
HAPPY TREE DISPENSARY
99 ROUTE 17K
NEWBURGH, NY
(914) 755-7700
TIFFANYMCPHAIL@HAPPYTREE.LOVE

OWNER:
MAR PROPERTIES LLC
101 BRACKEN RD
MONTGOMERY, NY
(845) 629-2223
STEVEBRO2632@GMAIL.COM

SECTION 96 
PARCEL 33

1/16" = 1'-0"

1.25.22

A-002

SIGNAGE/ SITE
LIGHTING

Author

Checker

No. Date Description

NEW BACKLIT METAL INDIVIDUAL 
LETTERS (3'-0" X 24'-6")

REPLACE EXISTING SIGNS WITH NEW GRAPHICS (2'-4 X 
10'-0" , 8'-0" X 2'-4")

1/16" = 1'-0"

SITE PLAN LIGHTING1

ADJUSTABLE ANGLE OUTDOOR FLOOD LIGHT




